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Pregentation of financial information

The financtal statements for the year ended

31 March 2023 have been preoarcd on tae historical
cost Dasis, except for the revaluation of properties,
investments classified as fair value through profit
ar loss and derivatives. The financial statements

arg orapared in accordance with UK-adooted
nternational Accounting Standards and the
relevant legai reguirements of the Companies

Act 2006 (IFRS). In tne current financial year the
Group has chang2a accounting palicies in respect
of rental concessions granted to tenants and tenant
deposits. Further details on thase accounting policy
changns i the yoar have baeen disclosed in Mote 1 of
the financial statements Other tnan the changes

in these two rospective accounting policies, all
remaining accounting policies used are otnerwise
cansistent with those contarned in the Group's
arevious Annual Recort and Accounts for the

years enced 31 March 2022 In acdition, the Group
tas aggoted a number of miner amenamaents to

standaras effective in tne year 1ssued by tne [ASB.
aone of which have had a matenal impact an
tae Group.

Management considors tha business princmally o
a prooortionally consolidated basis wnen setting
the strategy, detarminung annual onortiss, mawng
invostrmient and financing decisions and reviewlng
acrfarmance This Includes the Group’s share of
joint ventures and funds on a line-by-hne basis anc
exchuges non-controlling rterests in the Group's
subsadianes. Tne finanoal key nerfor-mance
ndicaters arc alse presentea on this basis

Furthor analysis of tne IFRS results has boen
disclosed 1n the Financial review We suoploment
our IFRS Aigures with non-GAAR measures, which
management uses mternally. IFRS maasures are
labetlea as such. See our suopiampntary disclosuros
whien start on page 239 for reconciliations, In
addrtion to Note 2.in tne financial statements and
tne glossary found at britisndana com/alossary

Integrated reparting

We integrate social and environmental information
throughout this Reportin hne witn tne International
Integrated Reporting Framoewors, This reflocts

how our industry-leading Sustainabrlity Strategy

15 Integrated into our business, delvening lasting
value for all cur stakeholears, Wa publisn additional
socrat and environmantal gata in our Sustainabihity
Progress Report found at britishlang com/data.

This Report was s:igned off ty tnhe Board
51 16 May 2023
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PLACES PEOPLE PREFER

Our 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 organisations who
use our places and the communities who live
around them.

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

Finsbury Avenue
Square, Broadgate
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OUR KEY PERFORMANCE INDICATORS

Financial
Underlying Profit

Total Shareholder Return o ]

Loan to value (LTV)
{proportionally consolidated)

Non-financial

Environment

GRESB rating N
5 _Sta r Pevelopments
4 -Sta ¥ standing investments

Reduction in energy intensity
of Offices

22%

2022: 26%

EPC ratea xibr B

4 5 % of portfolio

2022 36%

Total Property Return | ai

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

The Brittsh Land Company PLC 00621920

Total Accounting Return [ ]

Net Debt to EBITDA
{propertionally consoclidated)

Links to remunaration;
Long Term Incentive Plan
M Annual Incentive Plan

—>. Read more about our results and strategy on pages 11

N

— Explanations for financial terms can be found in our glossary

Social impact

Number of community initiatives

88

2022:103

Number of community beneficiaries

26,000

2022: 24,000

Social value created?

£12.5m

No 2022 comparative

at britishland.com/glossary

78%
2022: 69%

Ethnicity pay gap

14.2%

2022°19.2%

éénder- pay;;l;
21.9%

2022:19.2%

—-} Read more about our approach to sustainability on pages 70 to 103 and britishland.com/data

1. Restated for a cnange m accounting policics 1n respect of “ental concessions anag tenant deposits as aisciosed in Note 1 of the fina~ial statements cn oage 179,
2 Dotals of what s included 1n tre seoial value croatod figure can be found o1 page 75
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2023 PERFORMANCE HIGHLIGHTS

The British Land Company FLC 00621920

Financial highlights

Underlying Profit

£264m

20622: £247m’

IFRS profit after tax

£(1,039)m

2022: £965m’

EPRA NTA per share

588p

2022: 730p!

Operational highlights

3. 4msan

leasing activity
2022: 29m sq ft

average embodied carbon
in current office developments

2022: 678kg COe per sqm

646kg CO,e per sgqm

Underlying EPS (diluted)

28.3p

2022 27.0p'

IFRS EPS

(M1M2.0)p

2022:103 8p'

Senior unsecured credit rating

A

2022 A

2.8%

ERV growth
2022 (L.2)%

1.8n-1“sq ft

committed developments
2022:1.7m sq ft

Dividend per share

22.64p

2022.2192p

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 far a change in accounting policios in rospect of rental concessions and tenant deposits as disciosed in Note 1of Ere 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 {eader 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 our business and its
ability to create long term value for

our stakeholders.

\. You can read more about our strategy and chosen
sectors on page 12

Multi-storey logistics,
Thurrock

foage s 3 6!
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Retail & London Urban Logistics’:
37% of portfolio by value

Retail Parks account for 61% of this segment of the portfolio
and we are the UK’s largest owner and operator with c.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 portfolio), the largest of which is a 50%
share in Meadowhall shopping centre in Sheffield.

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

on Zone | and multi-storey developments within the M25.
Qur pipeline has a gross development value of £1.3bn to
deliver one of London’s most environmentally sustainable
and centrally located urban logistics portfolios. Demand is
strong due to the long term growth of e-commerce and
rising consumer expectations 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 mite delivery to the
end customer.

T asoflApri 2023 the Grouo renameda the 'Retal & Fulhlment ooerating
segment ‘Retail & Londan Urban Lagistics” Rofer to Note 21 of tre
consolicates financial statements for furtner «nformation,
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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 unigue 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. Qur Campuses are {ocated
close to key transport hubs and benefit from excelient
connectivity. Since we own the space between our buildings,
we use our placemaking expertise to create an engaging
public 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, enginesring and
financial services, fostering innovation and coliaboration.

Sustainakility 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 2a BREEAM?
Qutstanding accreditation and an £EPC A rating. We have
assembled an 8.9m sq ft development pipeline of best in
class sustainable office space, of which 1.8m sqg ft is already
committed. We are also increasing our 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 a 32 acre office led Campus in the City

of London, with excellent connectivity, located next to
Liverpool 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 invested significantly into the buildings
and public realm. Qur newest building 100 Liverpool Street
was our first net zero develooment and was recently
shortlisted for the Stirling Prize for its outstanding design
credentials. We are currently on site at 1 Broadgate, a

544,000 sq ft office led redevelopment, which is already
fully let Cor under option) to JLL and Allen & Cvery,
four years ahead of completion.

Regent’s Place is z 12 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 Cellege London, the Wellcome Trust and the
Francis Crick Insgtitute. The Campus has excellent transport
links with Euston and Kings Cross stations nearby.

Paddington Central is an 11 acre office led Campus in
London’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 the public realm and our latest development is the

full rafurbishment of 3 Sheldon Square, 2 140,000 sq ft
office building, which is 65% pre let to Virgin Media C2.

Canada Water is a 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 London's Zone 2, Canada Water
is on the Jubkilee Line and Lendon Overground, making it
easily accessible to London Bridge, the West End, the City
and tech hubs around Shoreditch.

The Canada Water Masterplan will deliver around 2m sq ft

of workspace, around Tm sg 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
Printworks Londan, one of the UK's leading cultural venues.
When complete, Canada Water is expected to have the

UK's largest collection of BREAAM Outstanding buildings.

Our newest Campus is Peterhouse Technology Park, a 14 acre
innovation fed Campus in Cambridge, part of which is let to
ARM. We expect to commit to the development of the
newest part of the site in the next couple of months.

1. On averago returns on our Campuses over five years have been around 1% n.a higher than stand alone buildings 1n surrcunding arcas.
2 Bullding Rescarch Establishment Environmental Assessment Method BREEAM standards aim to minimise harmful carbon ermissions, improve water usage and
reduce material waste. The rating enables comgarability between projocts and provides assurance on performance, guality and value of the assat

Finsbury Avenue
Square, Broadgate
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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 easy access
to cheap debt. Aside from the significant impact on both
global bond and equity 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 Accaunts 2023

Against this backdrop, the value of our portfolic has declined
by 12.3%, yet we have delivered ancther strong operationat
performance in FY23, We have a world class platferm 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 underlying 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 our attractive development pipaline
and the opportunities now emerging in the market.




Strategy update

i am very pleased with the progress we have made in

the second full year of the strategy that we articulated in
early 2021. Qccupational markets are holding up well and we
have strong conviction in our preferred subsectars, 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 Centrat to GIC is a great example of
this, releasing capital to target growth opportunities elsewhere,

Our ability to be & prefarred partner of organisations like GIC,
who value cur development and asset management expertise,
is something | am very proud of. it enables us to crystallise
returns of more mature assets or stretch cur 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 innovation. 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 Quarter 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 looking for opportunities to
replicate our Campus model cutside London in the Oxford-
Cambridge Arc, where supply s highly constrained, yet
demand is very strong, particularly from thase types of
innovative businessas.

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

Wae continue to make great progress towards the targets

set out in cur 2030 Sustainabiiity Strategy and this year, our
Guantitative £5G targets have been linked to three key pillars:
Greener Spaces, Thriving Places and Responsible Choices.

Greener Spaces refers to our ambitious 2030 net zero targets
across both our develepments and our standing portfolio.
This year, for the first time, environmental targets have been
inked to executive remuneration. Maintaining our leadership
in this ares 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 customers.

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

Rasponsible 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.

The Baitish Land Company PLC Q0621920

Our people

Our people are critical to the successful achievement of

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

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

| was pleased that this year British Land was ranked the
top property company and 1687 overall in the Social Mobility
index. Accountability for British Land’'s social mobility
cutcomes sits at Board level, but we could not achieve this
without our Employee Networks who hold us all to account
and do a brilliant job of representing colleagues from a
wide range of backgrounds. We have also exceeded the
recommendations on Board diversity made by the 2021
Parker Review.

Concluding remarks

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

This is set against a background of geopeolitical and economic
uncertainty. We are highly alert to the ongoing challenges
presentad by the uncertain macroceconomic environment.

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

in a position of strength.

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

[T O&)'Q’

Tim Score
Non-Executive Chair

8ritish Land Annual Report and Accounts 2023 7




The British Land Company PLC 00621920

LIFE SCIENCES AND INNOVATION

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

LIFE SCIENCES
AND INNOVATION

8 British Land Annual Report and Accounts 2023




London’s Knowledge Quarter
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Relation 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 Quarter and its proximity 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 (l.ondon, Oxford and
Cambridge), one of the world’s feading life sciences and
innovation clusters, where supply is highly constrained,
yvet demand is very strong, particularly from these types
of innovative businesses.

British Land Annual Report and Accounts 2023 9



The Box,
Paddington Central

lrnage s a (TG

Lendon Urban Logistics

Qur London Urban Logistics portfolio is focused on
assets within the M25 and Zone 1 of London, where
supply is highly constrained. We take a development
led appreoach, either through repurposing of assets in
Zone 1 or densifying assets within the M25 through
miulti-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
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Multi-storey Logistics,
Thurrock

Image sa CGJ




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 political landscape. Although more recently the
outiook for the UK economy is improving, sentiment remains
fragile. Against this backdrop, our business is performing well
operationally. We leased 3.4m sq ft of space, 15.1% ahead of
ERV and portfolio occupancy is high at 96.7%.

In line with our strategy, we continue to actively recycle
capital. We madae disposals of £748m 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 exposdre to retail parks, life sciences and
London 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
cour total accounting return was negative 16.3% for the year.
Whilst we remain mindful of ongoing macro-economic
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 1o 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, wheare we continue to
see strong 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, a strong
balance sheet, and through both development and capital
recycling we continue to see significant opportunities for
future value creation.

British Land Annua! Report and Accounts 2023 n




CHIEF EXECUTIVE'S REVIEW continued

STRATEGY
AND BUSINESS
MODEL

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

Our competitive strengths are:

Portfolio of high quality assets

Qur 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
portfolic of centrally located and highly sustainable
urban logistics schemes in London,

Best in class pfatform

We have a long-standing team with deep 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 stakeholders in London, combined
with our extensive construction experience gives us an
unparalleled ability to unfock value through development.

Sustainability

From FY21 new developments have been net zero carbon,
and we target BREEAM Qutstanding and EPC A. We forge
strong relationships with local communities and authorities
and have a good track record of creating oppeortunities 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
ability to crystalise value through asset sales and

joint ventures.

Financial strength and discipline

We have a strong balance sheet, use laverage 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 Build for the future

Deliver at pace

~ -
—7 Read more on our values at britishland.com/values

12 British Land Annual Report and Accounts 2023

Tre Britsh Land Company PLC DCB21920

Our strategy and business model

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

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

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

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

Source value-add opportunities

We target value acquisitions and development
cpportunities. This is underpinned by a streng balance
sheet and a disciplined appreoach to risk management.

Develop and actively manage

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

Recycle capital

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

Sustainability

Qur 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 our campuses

Qur campus model offers our customers high quality
sustainable workspace with great transport infrastructure,
beautiful public realm, world class retail and engaging
amenities. in addition, it provides our customers with flexikility
and allows for clustering of complementary businesses.

Best in class sustainable offices

We continue 1o see strong demand for modern, sustainable
offices on our campuses. Occupiers are looking for the best
space for their business to help them attract and retain staff
in a competitive jobs market whiie at the same time helping
them meet thair net-zerc goals. Furthermore, at arcund 10%
of salary costs, rents are affordable. Costar research 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 a BREEAM' ocutstanding certification in
our developments 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 (Loendon, Oxford
and Cambridge) where supply is constrained. Qur campus

at Regents Place, in the centre of the Knowledge Quarter

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

By the end of the year we will have delivered 190,000 sg ft
of lab enabled buildings across the portfolio 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
trands, help the business build connections and underwrite
new acquisitions.

Retail Parks

Retail parks are retailers’ preferred format, as they are

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

The British L and Company PLC 00621920

Retail parks account for tess 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
cccupancy rates, especially in the best locations, reflected
in the 98 8% cccupancy of our retail park portfolio.

We like the retail park format and will continue to look

for acquisiticn opportunities where we can create value by
leveraging our 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 & broad range of customers including general
retailers, grocers, discounters and value retailers to

increase the resiliency of cur 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 resuit, vacancy in Greater London 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 development value of £1.3bn. Qur strategy is to deliver
best in ¢lass, 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 1o the end customer have up
o 90% lower carbon emissions, are 1.6x faster than vans in
traffic and support the net zero objectives of local authorities.

FY23 Results

Financial performance

Our focus on sectors with strong occupational 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 pelicy 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 EPS growth due to the £4m impact of the
rental concessicon restaterment in the prior year.

L.ettings

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

1. Bulding Rescarch Establishment Enviranmentai Assessment Method BREEAM standards aim to rimimise narmiul carbon emissions, improve water usage and
reduca material waste, The rating enables comparability between projacts and provides assurance on performance, guality and value of the asset

2. JLL Report on sustainaoility and value January 2023
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CHIEF EXECUTIVE'S REVIEW continued

In Campuses we leased 1.0m sq 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 sq
ft are under offar. This performance reflects the continued
demand for best in class sustainable buildings located on
our campuses 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 our Retail & London Urban Logistics segment we had a
record year of leasing with 2.4m sq ft of new lettings ang
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, occupancy increased to 98.8%
due to the attractive occupational fundamentals. Retail Park
leasing was 1.2m sg ft, 19.5% above ERV, and although it
was 9.7% below previous passing rents this is a significant
improvement to leasing in the prior year which was 20.2%
betow previous passing rents. We have an additional
808,000 sqg ft under offer, 19.5% ahead of ERV, 2.6%

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-channe! compatibility.

Portfolio

Portfolio ERY 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, combined with
high cccupancy rates resulted in ERV growth of 2.8% at the
upper end of our guidance range. In London Urban Logistics,
ERV grew by 29.4% significantly above our guided range

of 4-5%, reflecting 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 portfolic increased by 71 bps to 5.8%. Although this was
partially offset by the 2 8% growth in ERV, the value of the
porifolio declined by 12.3%. Campuses saw yields increase by
70 bps to 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.

Cur portfolio cutperformed the quarterly MSCI All Property
total return index by 310 bps over the year. Our Central
London Campuses outperformed the quarterly MSCi
nenchmark for All Offices by 40 bps, with Central London
outperforming Regional Offices in the period. Our Retail and
London Urban Logistics portfolio outperformed the MSCI
All Retail benchmark by 290 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 over
£1.7n of profit to come.

Qur committed pipeling is 1.8m sq 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 atready 65% pre-let. Cur 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
(previcusly Al) 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 comprises 79 affordable homes.

We are on site with a 83,000 sq ft life sciences development
at The Priestley Centre in Guildford which will be a mix of
office and lab space. This vear we also signed a Memorandum
of Understanding with Cambridge Biomedical Campus L.1d

to be a Partner in Masterplanning at the campus.

Qur near term pipeline consists of projects yet to be
committed. It includes 2 Finsbury Avenue which will deliver
best in class sustainable cffice space at Breadgate, and the
Peterhouse Western Expansion, adjacent to the Peterhouse
Technology Park, which will deliver Innovation and lab
enabled space in Cambridge. Importantly, 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
developments at Verney Road and Mandeta Way will be
multistorey urlbban logistics facilities

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

Strategy in action

We create value by actively recycling capital out of
assets where we have dehlivered the business plan, and
into opportunities where we can leverage our competitive
strengths in asset management, deveiopment and
placemaking te drive returns.

Since April 2022, we have made disposais 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 crystallise a total property return of 9% p.a. We will
continue ta recycie out of mature assets that have completed
their business plans or are non core to British Land.

Since April 2022, we made acqguisitions totalling £203m.
We acquired £148m of retail parks with a blended net initial
yvield of 8.1% to further increase our market leading position.
Qur acquisition of Peterhouse Western Expansion for £25m
extended our ownership at the Peterhouse Technology Park,
our first life sciences and innovation campus in Cambridge.
We also acquired Mandela 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), Narton Folgate, which is 33% pre-let and Phase 1
of Canada Water.



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

our competitive strengths, That means we wiill continue to
acquire retail parks where we see attractive assets that will
further consoclidate our market leading position. We will also
consider life sciences and innovation opportunities in Oxford
and Cambridge as well as suitakie London urban logistics
sites. Good demand for our development pipeline underpins
our returns expectations and we will oppertunistically 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
invasting in development opportunities and making
acquisitions. Group Net Debt to EBITDA was 8.4x and, on
a proportionally consclidated basis, Net Debt to EBITDA
and LTV ratios were 8.4x and 36.0% raspectivaly. We have
significant liguidity with £1.8bn of undrawn facilities, and
no reguirement 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 line
with our in place facilities; £1.2bn of this was new debt raised
with existing and new bank relationships. A loan of £515m
was arranged for Paddington Central in the first half of the
year, alongside compietion of the new joint venture, and in
the second half of the year in velatile market conditions we
signed £875m of facilities.

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

Our weighted average interest rate at 31 March 2023 was
3.5%, in line with September 2022. The interest rate on our
debt for the year 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 zere 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: Greaner
Spaces, Thriving Places and Responsible Cheices which map
to the environmental, social and governance elements.

Our Greener Spaces pillar 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 sqm, tracking ahead of the glidepath to our 2030
target of 500kg COe per sgm. Across our managed portfolio
the majority of our assets have a net zero plan and 45% of
our portfolio is now rated EPC A or B. This is up from 368%

as at March 2022, whilst 50% of cur offices 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, positive social impact
in our communities by collaboratively addressing local
priorities. 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,
employment and affordable space. This year, for the first
time, we have reported the value created by our core
proiects 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 year, coverage will be expanded across all our
cemmunity activities.

Responsible Choices is about making respaonsible choices
across all 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
16" overall in the Social Mobility Foundation's index of the
top 75 UK employers taking action to improve social mobitity
in the workplace. Our overall sustainability performance has
been recognised in international benchmarks including
GRESE, where we achieved a GRESBE 5 star rating for
Developmaeants, the highest in Europe in our sector, and a

4 star rating for Standing Investments. We also retained

our MSCl AAA rating and improved our ranking in the
FTSE4Geod index by 7 percentage points to rank just
outside the top decile.

Qutlook

Although 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 compression for retail parks. However, liguidity
in the investment market remains low so there is still 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% ERY
growth for our assets. In Retail Parks, the affordability of the
format combined with its omni-channe! compatibility, will
continue to drive high occupancy. These strong cccupational
fundamentais underpin our upgraded expectations of 2-4%
ERV 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 opportunities for future value creation.
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MARKET

MARKET
BACKDROP

Macro-economic backdrop

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

remains uncertain

London office market

Central London 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 sustainakility, shared
and flexible space and excellent transport connections. This
‘flight to quality’ in offices helps occupiers attract and retain
staff in a competitive jobs market, as well as helping them
meet their net zere 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 yvear with
investors pausing to assess the impact of rising interest rates
and inflation. Conseguently, volumes have been relatively
light at c.£10bn across the City and West End compared

to £17bnin FY22.

Life sciences market

Life sciences fundamentals remain strong, with take up
across the Golden Triangle totalling 1.4m sq ft in 2022
{calendar year), the highest figure in five yaars. Venture
capital funding also remained positive in 2022, with volumes
behind record levels 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 prior years. As a
result of macroeconomic factors, Golden Triangle prime
yields shifted outwards by 25 bps to 4.25% at the end of

the year. in contrast to historic investment trends in the life
sciences sector, 2022 saw mare value add, development and

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

Occupational markets have continued to strenathen over

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

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

Retail parks investment volumes 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
emeargence 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 ta market.

Logistics market

In London, the occupational market remained strong. Take up
year to date {calendar 2022) was 1.5m sqg ft and rents continue
to grow with prime rent now £35 psf. This reflects the strength
of demand for very centrally located space driven by the
growth of e-commerce and increased expectations for
priority delivery, requiring 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 low 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 optionality
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100 Liverpocl Street

DELIVERING AWARD
WINNING ASSETS

“This refurbishment project transforms a former
19805 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

London Award

London Client of
the Year

Nationat Award

2022 awards unless otherwise stated

Surling Prize
Shortlisted

Civic Trust
Award

Buillding of the Year
Award (2021)

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
(2027)

Working Winner

CONSTRUCT Award:
Projects Winner
2021

Simplicity Specialist
Finishas, Cellings
Winner

Highly Commended
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PERFORMANCE REVIEW continued
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BUSINESS REVIEW

Total portfolio key metrics

Year endad

Oceupancy’

Weighted average lease length to first break
Total preperty return

- Yield shift

- ERV moverment

- Vatuation movement

Lettings/renewals (sq ft) over 1 year
Lettings/renawals over 1year vs ERV

Gross capital activity

- Acquisitions

- Disposals

- Capital investment

Net investment/(divestment)

_31March 2023
£8,898m
96.7%
5.7 yrs
(9.5)%
+71bps
2.8%
(12.3)%

2.6m
+15.1%

£1,297m
£203m
£(746)m
£348m
£(195)m

£10.467m
96.5%

58 yrs
n.7%
(42) bps
(1.2)%
5.8%

2.9m
+4.5%

£1,479m
£747m
£0486)m
£246m
£507m

On a proportionally conschdated basis including the Group's share of joint ventures and excluding non-contralling interests

1. Where occuplars have entered CVA or admimistration but are still lrable for rates, these are troated as cocupiod If units 17 aaministration are treatoa as vacant,

tnen tne occupancy rate would raduce from 86 Y% to 96 4%.

Portfolio performance

At 21 March 2023
Campuses
Central London
Canada Water & other Campuses
Retail & London Urban Logistics
Retail Parks
Shopping Centres
London Urban Logistics |

Total

"mv;a\'.,at\on ERV’ o

Yaluaton movement mavement Yield shift return

£rm LA bps %
5,650 (3.0 26 +70 (1.9)
5,103 Q28 27 +71 (11.e)
456 (17.4) (0.2) +43 (16.6>
3,248 {109 3.0 +72 (5.0}
1,976 10.2) 28 +71 4N
746 (7.6) 1.2 +39 (0.3
263 a2y 294 18T (224
8,898 12.3) 2.8 +71 ¢9.5)

Tota! property  Net eguivaient

wiald

i3

5.0
5.0
55
6.8
66
79
46
5.8

Zee suoplementary tablaes for detalico breakdown.

The value of the portfolioc 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 West End
portfolio down 11.3% and City portfolio down 14.8%, reflecting
vield expansion of 72 bps and 69 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 weare up 4.0% reflecting our successful
teasing activity and tighter supply.

The value of cur 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 pasitive 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 years, up 1.2%.

in London Urban Logistics, vaiues 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 cccupational 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 investment rather than development
basis. We are still expecting attractive development |RRs of
c.)5% 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

_F_rorr: 1_Apn\ 2022
Purchases
Sales
Development Spend
Capital Spend

I'jgt investment

Gross Capital Activity”

fhe Britisn Land Company PLC 00621920

T Retala
London Urban
Campuses Logistics Total
- . _ £m e B B
33 170 203
{71} (35) (746)
255 7 262
I ) 4 & 86
. (378) 183 = (195)
1,044 253 1,297

On a proportionally consohdated basis including the Group's share of joint ventures and excluding nen-controling interosts

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 Paddingten
Central to GIC for E694m in July 2022, This was 1% below
September 2021 hook value and represented a net initial
yield (NIY) of 4.5% As part of the transaction agreement,
GIC were given options over two further assets at Paddington
Central, the development 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 continues 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 west of our holding on the Peterhcouse Technalogy Park,
with consent for a 90,000 sa ft office and lab building. This
acquisition represents an opportunity te deliver space in
Cambridge, a market which is structurally undersuppiied
and where we axpect strong rental growth.

We continue to consolidate our position as the UK’s largest
owner and operator of Retail Parks. Since April 2022, we've
acquired three Retail Parks including Capital Retail and

Leisure Park in Preston for £51.5m {(NIY 8.4%), Solartron
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 their catchment, let
to a strong mix of retailers and benefit from excetlent
accessibility. In addition, we acquired the DFS unit in
Cambridge for £7.4m (NIY 7.1%), which sits immediately
adiacent to the B&G we acquired last year. This purchase
offers a secure income stream with the potential for lenger-
term life sciences and innovation redevelopment ina
strategic location.

We also disposed of non core assets including old Debanhams
stores in Chester and Cardiff for £4.2m, our 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 acquired a site in Mandela
Way for E22m, our second urban logistics lecation in
Southwark, following the acquisition of Verney Road for
£31m in February 2022. Mandela Way is an excellent location
for a multi-storey, urban fogistics scheme, close to the Otid
Kent Road, the City and London Bridge, and in an area that
1s popular with a range of third party logistics providers.

Regent’s Place
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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 close to key transport hubs
and benefit from excellent connectivity.
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1 Finsbury Avenue,
Broadgate

Portfolic valuation (8L share) Weighted average lease length to

first break
£5,650m 7.2 yrs
;ccupancy S Tota! Property Return___

96.2% (11.9)%

Cn a proportionally consohdated basis mcluding the Groun's share of Joint ventures.

Lettings/reneawals {sq ft) over 1 year

0.8m sq ft

ERV growth

+2.6%
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PERFORMANCE REVIEW continued

Campuses key metrics

vear cnged.
Portfolio Vaiuation
Occupancy

Weighted average lease length to first break

Total property return
- Yield shift

- ERV growth

- Valuation movement

Total lettings/renewals (sq ft)
Lettings/renewals (sqg ft) over 1 year
Lettings/renewals over 1year vs ERV
Like-for-iike income’
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" 31March 2023 31 March 2022

£5,650m  £6,967m
96.2% 96.7%
7.2 yrs 7.0 yrs
(1.9)% 8.5%
+70 bps (1) bps
2.6% 0.0%
a3.1)% 5.4%
1,037,000 1,654,000
777,000 1388,000
+11.0% +5.4%
+6.5% +2.5%

On a proportionally consolidatad basis including the Group's share of josnt ventures and excluding nan-controlling interests

1. tike-for-like excludas tno 1mpact of surrendoer premea. CVAS & admins ana provisions for deotors ang 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 ieasing, particularly

in Storey where we saw 148,000 sq ft of leasing activity
including 61,000 sq ft of renewals, representing a 76%
retention rate. Across our Campuses, we are under offer

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

Across our standing portfolio, we benefit from a diverse
group of high guality customers focused on financial,
carporate, science, health, technolegy and media sectors.
Cecupancy Is 96.2% and we have collected 100% of our

rent for the year Qur 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 faciiities 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
accupancy is 24.9%.

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 workead closely
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 199 Bishopsgate
totalling £35m, where we have taken the opportunity to
incorporate energy efficient interventions at fittle incremental
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 a 14,000 sq ft flagship restaurant on the rooftop of
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100 Liverpool Strest. New additions such as this encourages
footfall to our campus which is benefiting from the opaning
of the Elizabeth Line.

QOne of our key social impact initiatives on the Campus

was New Diorama Theatre (NDT) Broadgate, which ran for
18 months and ended 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 @conomic impact
report found it genarated £40m of additional gross revenue
for the UK economy, suppaorting over 1,000 full time jobs.

in addition, Broadgate Connect, an ongoing employment
initiative on the Campus supported 138 local job seekers this
year with 44 placed intoc 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 68 bps, partially offset by ERV growth
of 1.6%.

Regent’s Place

At Reagent’s Place (excluding Storey), we have completed
195,000 sq ft of leasing, all of which were long term, averaging
19.8% ahead of FRV. The most significant deal was the regear
to Meta at 10 Brock Street covering 146,000 sg 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
c.15,000 sq ft of lab space across two fioors at 338 Euston
Road of which 5,300 sq ft was let to Relation Therapeutics.
In addition one floor (33,000 sq 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 sq
ft of lab space at Regent's Place by the end of 2023 and

¢. 700,000 sg ft by 2030. We are having positive discussions
with key iife 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 Medica!l Council and the NHS.



The second phase of our public realm improvement
programme was delivered at the end of 2022 Our social
programmes at Regent’s Place have included partnering with
the Rebel Business School, with 58 participants attending

a training programme on how to start their own business.

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

Regent’s Place saw valuation declines of 14.1%, 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 sq ft to
Virgin Media 02 at 3 Sheidon Square, which will become their
new UK Headguarters. The building is currently undergeing
an all-electric refurbishment, and the deal with Virgin Media
Q2 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 to GIC, Paddington Central is now held 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 delighted that

they have chosen to locate their innovation centre on the
Campus at la Sheldon Square. We have provided space to the
Ukrainian institute London language schocol to teach English.
The classes have benefited 627 displaced Ukrainians, with
427 individuals gaining English qualifications. Working

with the National 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 9.7% reflecting the improving
rental tone in the wider Paddington area.
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Storey: our flexible workspace offer

Starey is part of our Campus model and is currently
operational across 313,000 sq ft on all of ocur Campuses

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

We exchanged 146,000 sq ft of leasing in the year, 81,000 sq
ft of these 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 renewals and minimising

void periods between customers.

In H2, we launched 23,000 sq ft of Storey space at 155
Bishopsgate, which has been let in its entirety to Levin Group
for its new London Headquarters. The deal was Levin Group’s
third upsize at Broadgate, having initially taken space at

1 Finsbury Avenue before teking additional space in the
neighbouring unit and at 100 Liverpool Street.
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PERFORMANCE REVIEW continmued

Canada Water
Following the sale of 30% of the Canada Water Masterplan in
March 2022, this Campus is now held in a 50:50 joint venture

with AustralianSuper, Australia's largest superannuation fund.

The joint venture is committed to developing Phase 1 of
the Masterplan covering 578,000 sg 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 expected to complete in 2031 and should deliver a
total development value of £6.3bn of which the commercial
element accounts for £3.8bn and residential the remainder,
British Land is targeting development returns in the low
teens for the whole project.

Wae have outline planning permission for the entire scheme
and are on site with Phase 1, which comprises a mix of
workspace, retail, ieisure and residential as set out below.
We are targeting rents on the workspace of over £50 psf
and a capital value of arcund £1,000 psf on the residential,
which are both attractive relative to competing schemes.
Residential sales for The Founding faunched in January
and current reservations are above targeted pricing levels.

No
Retal & residental

S5q ft Workspace leisure homgs Tota

1-2 Deal Porters Way
(AD); The Founding

(residential} 121,000 8,000 1856 270,000
The Dock Shed (A2) 181,000 85,000 - 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%
interast in the scheme and have the ability to participate
in the development 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 haomes at Roberts Close (K1) and have part

funded the 55,000 sq ft leisure centre in The Dock Shed (A2).
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In July 2022, we were pleased that Southwark Council
granted datailad 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 cultural 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 547
homes including 174 affordable homes, as well as workspace
and retail space. We have also submitted 2 Reserved Matters
Application for 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 represent the next phases

of the Canada Water Masterplan.

Building on the success of the TEDI modular campus we are
onsite with a 33,000 sg ft modular innovation campus on the
site, which completes in June 2023 We are under offer with
CheMastery, a startup aiming to increase the efficiency of
chamical research and manufacturing, to take some of

that space.

The valuation of Canada Water declined 18.7%, 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
vear programma, 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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Whiteley Retail & Leisure Park,
Hampshire

Portfolio valuation (BL share)

£3,248m

QOccupancy!’

97.3%

Weighted average lease length to
first break

4.6 yrs

Total Property Return

(5.0)%

On 2 propartionally cansolidated basis including the Group's share of joint venturas

Lettings/renewals (sg ft) over 1 year

1.8m sq ft

ERV growth

+3.0%

1 Wnere occuplors haye entered CV A ar administration but are still liable for rates, these are treated as cccusied If urmits In aégministration are treated as vacant,
then the occupancy rate for Retail would raguce from 97 3% to 96.8%.
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PERFORMANCE REVIEW confinued

Retail and London Urban Logistics key metrics

99.3r Oﬂﬂ;‘d L
Portfolio valuation

- Of which Retail Parks

- Of which Shopping Centres
- Of which London Urban Logistics
Occupancy’

Weighted average lease length to first break

Total property return
- Yield shift

- ERV growth

- Valuation movement

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

1he British Land Company PLC Q06231520

31 March 2023 31 March 2022

£3,24Bm  £3500m
£1,876m  £214m
£746m £800m
£263m £319m
97.3% 556.3%

4.6 yrs 4.6 yrs
(5.00% 19.1%
+72 bps (97) bps
3.0% (2.8)%
10.9)% 9.9%
2,395,000 2,196,000
1,808,000 1,523,000
+18.8% +2.8%
+5.3% (0.8)%

On a proportionally consolidated basis including the Group's share of joint ventures and excluding non-controlling interasts

1 Where cocupiers nave entered CVA or agministration but are stil kable for rates, these are treated as occupsed. If units in adrwnistration are treated as vacant,

tnen the occupancy rate for Retaif would reduce from 97.3% to 96 8%,

2 Like-for-hke excluges the Impact of surrender promia, CVAs & adrmins and provisions for deotgrs ana tenant incantives

Retail & l.ondon Urban Logistics

operational review

Operational performance

wWe have achieved record leasing volumes this year with 2 4m
sqg ft of deats signed, of which half was at cur 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 vears.

We had 375,000 sq ft of rent reviews that were agread
1.0% above passing rent. In total, we have 808,000 sq ft of
deals under offer, 19.5% above March 2022 ERV. Qur recent
customer satisfaction survey was strong: we scored 4.4 out
of 5 stars and 75% say we are "the best” or “better than
most” other retail providers based on a survey of 725

retail store managers.

Retail Parks

We completed 1.2m sq ft of leasing deals across our Retail
Park portfolio, on average 9.7% below previous passing rent
and 19.5% above ERV. Retail Parks occupancy is 98.8%, the
highest level in twelve vears, reflecting strong leasing activity
and like-for-like income was up 6.2%.

Notable deals included 37,000 sq ft to Inditex (Zara)

at Glasgow Fart, where they doubled thefr footprint and
28,800 sq ft to Poundland across two retail parks at Speke
and Denton. We continue to lease well to Aldi, with 40,000
sq ft let at Waking and Farnborough. In addition, we have
introduced new brands at our Retail Parks, including Pets
Corner at Whiteley and Black Sheep Coffee at Broughton,
who are clue to open their first ever store on a retail park.
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Sheopping Centres

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

Notabie recent deals have included 9,300 sg 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 Old 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 sqg ft, which will
be repurposed inta office space for their new Headquarters,

Footfall and sales are now close to pre-pandemic levels as
set cut below:

3 Apr.| 2022 - 26 March 2633

Benchmark

- % of 2013 outperforma_f'icc-'
Footfall T T T T
- Portfolio 95.6% 858 bps
- Retail parks . 99.9% 284 bps

Sales o T o a
- Portfolio 108.4% n/a
~ Retail parks 108.1% n/a

1 Comoared to tme equivalent woe<s in 2013
2 Footfall benchmark: Springboard
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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 @ 2.9m sq 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
T o T CERV Let s
Currcnt Cost ta under
Value complete ERV offer
At 3T Mareh 2023 Em £ . Em
Committed 648 251
Near term 245 -
Medium term _ R
Total pipeline 893 1,435

Cin a proportionally consalidated pasis including the Group's share of joint
ventures (except arca whicn s shown at 100%)

Development pipeline

Value accretive developments are a key driver of returns for
British Land. We target IRRs of 10-12% on our Campuses and
around 15% on our London Urban Logistics developments.
Altogather, we expect our development pipeline to deliver
profits of around F1.7bn. Qur experience has demonstrated
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 infiation and given broader market
uncertainty, development valuations were down 15.7% driven
primarily by outward yield shift and the disproportionate
impact that this has on residual land valuations.

Censtruction 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
contingencias 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 sqg ft of space, which will
target BREEAM Qutstanding (for offices) and Excellant (for
retail) delivering £65.7m of ERV with 38% already pre-let or
under offer. Excluding build to sell residential and retail space
which we will let closer to completion, we are 46% wre-laet or
under offer by ERV. Total development exposure is Nnow 5.5%
of portfolio gross asset value with speculative exposure at
6.0% (which is based on ERV and includes space under
offer), within our Internal risk parameter of 12.5%.

The Brinsn Lang Company PLC 00621920

Committed developments

Our committed pipeline stands at 1.8m sq ft with one

new commitment made this year at 3 Sheldon Square.

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

1 Broadgate (544,000 sq ft) is on track to be bath BREEAM
QOutstanding and NABERS 5*. The office spaceis fully pre-let
ofr under option to JLL and Alien & Overy, four years ahead
of practical completion, demonstrating the heightened
demand for bast in class, sustainable buildings. Norton
Folgate (335,000 sg ft) is on track to complete later this year
and we have let 114,000 sq ft to Reed Smith, which is ona-
third of the total office space. 3 Sheldon Square is currently
undergoing a full refurbishment, significantly reducing the
embodied carbon of the development by retaining and
reusing the existing structure and maternals. The building

will be all electric, including the installation of alr scurce

heat pumps, which will reduce cperational energy demand
by over 4G3% The building 15 already 65% let to Virgin Media
02, which signed 83,000 sq ft for their UK Headguarters in
February 2023.

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

35 storaey tower, including 186 homes and 121,000 sq ft of
workspace,; practical completion is targeted for Q4 2024,
The Dock Shed includes 181000 sq ft of workspace as well
as a new laisure centre and Roberts Close comprises 79
affordable homes. We are targeting BREEAM Qutstanding on
all the cammercial space, BREEAM Excellent on retail and a
minimum of HOM Gne 4*7 for private residential. The London
Borough of Southwark will take ownership of Roberts Close !
on completion and have part-funded the leisure centre in AZ.

Phase 2 at Aldgate Place is our first build to rent residential

scherme. 1t comprises 159 premium apartments with 12,000

sq ft of office space and 8,000 sa ft of retail and leisure ,
space. It is well located, adjacent to Aldgate East and

between the Crossrail stations at Liverpool Street and

Whitechapel Completionis 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 ¢lose to the
Royal Surrey County Hospital.

1. NABERS measures the energy officiency, wator Gsage, waste managemant and indoor envirgnment gquaiity of a bullding or tenancy and its imoact on

the environment.

2. The Home Quality Mark ss an indepondently assessec certification scnome for new nomes, witt a simele star rating pasea on a nome’s des:gn, canstruction and
sustmnability. Every home wita an QM certificata meets standards that are ssgnificantly higner than minimum standards such as Bullaing Regulations
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Committed Developments

PC Calendar

~ T BL Shars 100% s ft "7 ERV  ForecastIRR | Rebased IRR
As a3l March 2028 e Seeter ooomee e M [ !
The Priestley Centre Office 100 83 G4 2023 3.2 14 21
Norton Folgate Office 100 335 G4 2023 238 5 14
3 Sheldon Sgquare Office 25 140 Q12024 2.5 6 17
Aldgate Place, Phase 2 Residential 100 137 Q2 2024 6.4 6 10
1 Broadgate Office 50 544 Q2 2025 207 7 12
Canada Water?
Roberts Closae (Plot KD Residential 50 62 Q3 2023 -
1-3 Deal Porters Way (Plot A1) Mixed Use 50 270 Q42024 36 plended blended
The Dock Shed (Plot A2} Mixeduse 50 246 Q42024 55 1o 13
Total Committed 1,817 65.7

1. Estimated headhine rental value net of ront payable under head leases {excluding tenant incentives).
2. Tne London Borgugh of Southwark has confirmed they will not e investing in Phase 1, but retain the ngnt to particioate in the development of subsaauent plots

up to a maximum of 20% with their raturns pro-rated accordmngly.
Forecast IRRs reflact the land value at the point of cammitments.
. Rebased RRs reflect current site values.

B

We target IRRs of 10-12% on our Campuses and around 15%
on our Landon Urban Logistics developments. The recent
increase in yields has impacted the forecast IRRs on our
committed 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

Qur near term pipeline covers 1.8m sq ft. The largest scheme
is 2 Finsbury Avenue, where we have planning consent for
a 747,000 sq ft best in class. sustainable office building at
Broadgeate. Although the development is not committed,
we have commenced demolition and basement works to
maintain opticnality. In addition, The Peterhouse Western
Expansion, adjacent to the Peterhouse Technology Park,
has consent for 96 000 sq ft of innovation 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 for a new 121,000 sq ft underground urban

logistics hub at Paddington Central called The Box, which we

expect to commence in Q4 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% end will provide fiexible space for a range of customers.

Medium Term pipeline

Cur medium term pipelineg covers 8.2m sqg 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 sq ft, where we have an exciting coportunity to
deliver a highly sustainable innovation and lab enabled
building in London's Knowledge Quarter.

London Urban Logistics opportunities account for 2.9m sq fi
of near and medium term opportunities. This includes Thurrock,
where we have submitted plans for a 644,000 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 sg 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 M25 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 Dockside

frageo s a (G

CANADA WATER

34 British Land Annual Report and Accounts 2023



The British Land Company PLC QC621920

Printworks London,
Canada Water

Printworks Park,
Canada Water

image s a CG!

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 Overground, 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 homaes, of which 35% will be affordable. When
compliete, Canada Water is expected to have the UK’s
largest collection of BREEAM Outstanding buildings.
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FINANCIAL REVIEW

Vear ended
Underlying Profit??
Underlying earning per share??
IFRS {loss)/profit after tax
Dividend per share

Total accounting return’

EPRA Met Tangible Assets
per share??

EPRA Net Disposal Value

per share?$

IFRS net assets

LTVeSE o

Net Debt to EBITDA (Group)®’
Net Debt to EBITDA
(proportionally consclidated)#®
Weighted average interast rate
Fitch unsecured credit rating

31 March 2023 31 March 2022

£264m
28.3p
£¢1,039)m
22.64p
(16.3)%

588p

606p

. £5525m

36.0%
6.4x

8.4x
3.5%
A

£247m
27 0p
£965m
2192p

. 146%

7300

706p
£6.768m
32.9%
7.9%

9.7x
2.9%
A

1 Prige year comparatives have peen restatod for a change 11 accounting
policies 1n respoct of rental concassinns and tenant deposits (3s disclased

iri Nate 1 of tnc financiai statements),

]

. See Note 2 witnin financial statemants fo- definition and calculation.

4 Sea Taole B within supplementary disclosures for reconcihiztions to

FRS metrics

4. Sec Note 17 witnin tae financial statements for gefiation, calculation and

reference to IFRS metrics.

5 ©Ona procorticnally consclidated basis inclusing the Groun's sha“e of joint
ventures and oxcluding non-controlling interasts
6. EPRA Loan to value is ¢isclasea in Table E of tne finangial statements
7. Net Oebt to EBITDA on a Group basis caciudes nort-recourse and jaint
venture borrowings, and includes districutions from Joint veniures ang

NON-reCoUrss CAmeanas
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Overview

Operational performance continued to improve driven by
strong like-for-like rental growth and our focus on cost
control. Underlying Profit was up 6.9% at £264m, while
Underlving eamings per share (EPS) 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
restaternent 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 a decrease 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 toc 36.0%

at 31 March 2023, reflecting the valuation declines noted

above and capital expenditure on cur committed pipeline.
This was partialty 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 on a proportionally consolidated
basis decreased by 1.3x to B.4x, improving as a result

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

We completed £1.4bn (£0.9bn British Land share) of financing
activity in the year on favourable 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. For British Land, we agreed
£375m of new revoiving 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 lcan 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 lcan facility for Canada Water, Phase 1 and

for the Paddington joint venture we completed a £515m

loan for Paddington Central.

Cur 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 cast 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 hedaing which inciudes 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 our projected debt is hedged
on average over the next 5 years.

Cur financial position remains strong with £1.8bn of
undrawn facilities as at 31 March 2023, Based on our currant
commitments and facilities, we have no reguirement 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
partfolio of 36% prior to taking any mitigating actions.

Fitch Ratings, as part of their annual review in August 2022,
affirmed all our credit ratings with a Stable Outlook, including
the senior unsecured rating at 'A’,

£m

Underlying Profit for the year ended
31March 20221 .
Like-for-like net rent 21
CVAs, administration and provisions for debtors

and tenant incentives -

MNet divestment an
Developments 12
Net finance costs & fee income o (5)

Undeflying Profit for the year ended

21 March 2023 264

1, Prior year comparatives have eon restated for a ¢hange in accounting
pohcy In respoct of rantal concessions (as disclosed in Nota 1 of the
financial statoments).

Underlying Profit increased by £17m, due to strong like-for-
like net rants, 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.

The Bratish Land Company PLC 00621820

Net capital activity decreased earnings by £11m in tha year.
This reflacts & £20m decrease from the £1.2bn disposal of
mature assets (primarily the sale of a 75% interast 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 3 £9m increase to earnings.

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

Prasentation of financial information and alternative
performance measures

The Group financial statements are prepared under IFRS
(UK-adepted International 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 ali
subsidiaries are consolidated at 100%.

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

A summary income statement and summary balance

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

Management uses a number of performance metrics in
order to assess the performance of the Group and allow 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 Furopean Public Real Estate
Association (EPRA) which are widely used alternate

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

Management menitors EPRA NTA as this provides a
transparant and consistent basis to enable comparisen
betweaen European property companies. Linked to this,
the use of Total Accounting Return allows management
to monitor return to shareholders based on movemeants
in a consistently applied metric, being EPRA NTA, and
dividends paid.

Loan to value (proportionally consclidated) 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 companies who similarly
monitor and report these measures. The definitions and
calculations of Loan to value and Net Debt to EBITDA

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

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 fram the calculation of Underlying Profit (see Note
2 of the financial statemants). There was nc tax effect of this
Company adjusted item.

T March 31 March
2023 2027
Yearended .. section - Em £m
Gross rental income 493 493
Property cperating expenses  ~ {47) (68}
Net rental income 12 446 425
Net fees and other income ] 13
Administrative expenses 13 (82) (89>
Net financing costs 1.4 ) (02
Underlying Profit 264 247
Underlying tax (4} 4
Non-controlling interests in
Underlying Profit 1 2
EPRA and Company adqu;ments? B (1,303 712
IFRS (loss)/profit after tax 2 (1,039) 965
Underlying EPS 11 28.3p 27Cp
IFRS basic EPS 2 (112.03p 103.8p
Dividend per share 3 22.64p 21.92p

1 Prior year comoaratives have boen restated for a cnange 10 accounting
palicy in respact of rental concessions (as disclosad in Note 1 of the
fimancial statements).

2 EPRA adjustments consist of investment and development croparty
revaluations, gains/lasses on investment and trading property disposals,
changes In the fair value of financial instruments, assoclateae close out costs
and related deferred tax. Company adjustments consist of items which are
considered to be unusual and/or significant by wirtue of thair siza or nature.
Thesa items are orosented in tha ‘caoital and othar’ colurn of the
consolidated income statement,

1.2 Underlying EPS

Underlying EPS was 28.5p, up 4.8%. This reflects the
Underiying Profit increase of 65.9%, offset by the £5m increase
in Underlying tax charge compared to the prior year. 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 rental income for the year ended 31 March 2022' 425
Disposals 25)
Acqguisitions 12
Developments 13
Like-for-like net rent 21
CVAs, administrations and provisions for debtors and
tenantincentives L. L ... . ..=x
Met rental income for the year ended 31 March 2023 446

1. Priar year comoaratives have been restated for a change sn accounting
policy in respact of rental concessions (as disclosed in Note 1 of the
francial statementsy
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Disposals of income producing assets over the last

24 months 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 increased net rents by
£12m, primarily as a result of the purchase of retail parks

in Farnborcugh, 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 yvears.

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

Campus like-for-like net rental growth was 6.5% in the year.
This was driven by strong letting activity across our Storey
spaces, at 100 Liverpoo! Street and Orsman Road which are
now fully let; lettings at our newly refurbished buildings,
inciuding Braze at Exchange House; as well as the impact cof
rent reviews with dentsu at 10 Triton and Meta at 10 Brock
Street. Like-for-like net rental growth for Retaii Parks was
6.2% and 2.6% for Shopping Centres. This reflects strong
leasing and improved occupancy on our Retail Parks, and
solid operational performance for Shopping Centres.

Provisions made against debtors end tenant incentives
decreased by £5m compared to the prior year, with a

nat £6m credit recognised in the year. We've made good
progress on prior year debters; the £72m of tenant debtors
and accrued income as at 31 March 2022 now stands at
£23Zm, primarily driven by cash collection and negcotiations
with occupiers. As of 31 March 2023, tenant debtors and
accruad 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.

1.3. Administrative expenses

Administrative expenses are flat year on year at £89m as a
result of our continued focus on cost contrel. The Group’s
EPRA operating cost ratio decreased to 19 5% (March 2022:
25.6%) driven by like-for-like rental growth, increased
occupancy reducing void costs, tight cest controi and

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

1.4. Net financing costs

em
Net financing costs for the year ended 31 March 2022 (102)
Net divestment 2

Developments

Market rates

Finencing activity . ..
Net financing costs for the year ended 31 March 2023

Net financing costs increased overall by £9m in the year.
Net divestment reduced financing costs by £2m; disposals
of £1.2bn over tha last 24 months reduced costs by £5m,
partially offset by acquisitions made over the same pericd.
Developments increased financing costs by £1m, as interest
is 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 interast 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 cur
financing costs, particularly over 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, cn average and with a gradually deciining profile,
we have hedging on 76% of our projected debt.

2. IFRS loss after tax

The mmain differences belwean 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 costs and any Company adjustments. In addition,
the Group’s investments in joint ventures are equity
accounted in the IFRS income statement but are included on
a proporticnally consolidated basis within Underlying Profit.

Balance sheet
Property assets
Other non-current assets

Other net current liabilities
Adjusted net debt

Other non-current liabilities
EPRA Net Tangible Assets
EPRA NTA per share o o
Non-controlling interests

Other EPRA adjustments?
IFRS net assets

I'he Britisn Land Company PLC 00621920

The IFRS loss after tax for the year was £1,038m, compared
with a profit after tax for the prior year of £965m. IFRS

basic ERPS was (112.0)p, comparad to 103.8p in the prior year.
The IFRS loss after tax for the year primarily refiects the
downward valuation movement on the Group's properties

of £798m, the capital and other loss from joint ventures of
£559m, net 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 vield shift of 71 bps offset by ERV growth of 2.8%
in the portfclio 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. Dividends

Our dividend is semij-annual and calculated at 80% of
Underlying EPS based on the most recently completed
six-month period. Applying this pelicy, the Board are
proposing a final dividend for the year ended 31 March 2023
of 11.04p per share. Payment will be 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.

" B1March 2023 31 March 2027

R Section ,,,,,i"l R £m
T 8,907 10,476

o 4 104

9,048 10,580

(290) (316)

6 (3,221 (3,458)

o ) IR 52
- - 5,487 5,806
. 4 588p  730p

B T 13 15

S 25 63

o 5 | 55235 6,768

Proportionally consolidated basis

t. Prior year comparatives have bogn rostated for a change in accounting policies in respect of rontal concessions and tenatt deposits (as disclosed in Note 1 of the

financial statements)

2. EPRA Nat Tangible Assets NTA is a proportionally consolidates measure that is based on IFRS net assets excluding the mark-to-market on aerivatives and
related dobt adjustments, the carrying value of intangibles, the mark-to-market on the convertible bonds, as well as deferred taxation on property and dervative
valuations. The metric includes the valuation surplus on trading properties and is adjusted for the dilutive impact of sharc options. Details of the EPRA adjustmonts

are included in Taple B witnin the supplomentary 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 perfermance (147
Underlying Profit 23
Dividend I, €D
EPRA NTA per share at 31 March 2023 588

1. Prior year comparative has been restated for a change in accaunting policies
in respact of rental concassions ana tenant deposits (as disclosed in Nate 1 of
tne financial statemants)

The 19.5% decrease in EPRA NTA per share reflects a
valuation decrease of 12.3% compounded by the Group’s
gearing. The decrease in valuations was driven by vield
expansion as a resuit 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 ieasing activity.

Valuations in Retail & London 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
vield 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
yvield expansion of 187 bps but the combinaticn 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

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

£

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

Acquisitions Q73
Developments (276)
Capex {asset management initiatives) (51}
Net cash from operaticens 240

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

1. Adjusted net debt is a procortionally consolidated measure it roepresonts
the principal amount of grass debt, less cash, shert term deposits and hquid
investmants and 1s used In the calculation of proportionally consolidated
LTV and Net Debt to EBITDA A reconciliation between the Group net gebt
as disclosed in Note 17 1o the financial statements and adiusted net debt s
included in Table A witnin the supplemeantary disclosures

Disposals net of acquisitions decreased debt by £532m
whilst development spend totalled £276m with a further
£5Im on capital expenditure related to asset management on
the standing portfolio. The value of committed developments
1s EE48m, with £488m costs to come. Speaculative development
exposure is 6.0% of ERV (includes space under offer). There
are 1.Bm sq ft of developments in our near term pipeline with
anticipated cost of £947m.




7. Financing

Net debt/adjusted 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

The Britisn L and Campany PLC 00821920

. s . Propartionally consondated

31 Mar 2023__ o S Mar 2022 _3'I_I"_‘!a_r 20_23 3‘,”"' 2072727

S £2,065m £2,504m  £3,22im  £3,458m
£2,250m £2562m E3,448m £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 5.6x 3.4x 3.5x

5.6 years 6.6 years 5.9years 6.9 years

1, Prior year comparatives have been rastated for a change 1 accounting policy 1n respect of rental concessions and tenant depaosits (as disclosed in Note 1 of the

financial statements).

2. Group data as prescnted in Note 17 of the financial statements The progortionally consolidated figures include the Group's share of jomt ventures’ nel debt and
recresents the principal amount of gross debt, less cash, short term deoosits and kguig Investments.

oW

joint verntures.

At 31 March 2023, our proportionally consctlidated LTV was
36.0%, up from 32.9% at 31 March 2022. Dispoesals in the year,
primarily the sale of 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 420 bps, development spend
which added 200 bps and acquisitions in the year which
added 110 bps.

Qur proportionally consclidated Net Debt to EBITDA

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

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

Our weighted average interest rate at 31 March 2023 was
3.5%, the samae lavel as Septamber 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 a 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 limited 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
bilaterat unsecured revolving credit facilities (RCF) during
the last six months: in October we renewed a £100m RCF;

in November, we signed a £150m RCF with a bank which is
new Lo our unsecured relationships; and in March we signed a
further £125m RCF. All these RCFs were for new initial 5 year
terms and have provisions for extensions of up to a further
two years. In line with these provisions, we alsc extended
another £100m RCF for a further yvear to mature in 2028. In
March, we agreed with Homes England the continuation of
the £100m loan facility to fund specified infrastructure warks
at Canada Water following the formation of the joint venture,

Mote 17 of the financial statermnents sots out the calculation of the Grous and proportionally consolidated LTV and Met Debt to EBIT DA
Net Debt to EBITDA on 2 Group basis excludes non-recourse and joint venture borrowings, andg includes distrioutions fram non-recourse companies and

A E150m Green loan facility to support the development
costs of Canada Water Phase 1 completed in March this year
for our joint venture. National Westminster Bank and Crédit
Agricole 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 Qutstanding and the
private residential is targeting HQM One 4%, enabling the
loan and hedging to be designated as “Green'.

Sustainability targets apply to all these new and extended
RCFs, atigned with our other ESG linked RCFs and linked to
our sustainability strategy. Together with the £150m Green
development {oan 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 {oan for
the Paddington joint venture, secured on its assets. A club
of three banks, DBS Bank Limited, London Branch, Oversea-
Chinese Banking Corporation Limited, and SMBC Bank
Internaticnal PL.C 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 fali in asset values across the
portfotio of 36% prior to taking any mitigating actions.

Fitch Ratings, as part of their annual review in August 2022
affirmed all our credit ratings, with a stable outlook; senior
unsaecured credit rating “‘A’, long term IDR "A-" and short term
DR 'F1'.

OQur strong balance sheet, established and new lender
relationships, access to different scurces of finance and
flexible liquidity 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

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

Leverage

Our 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

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

{and exciuding any non-controlling interasts). At 3t March
2023, proportionally consolidated LTV was 36.C% and the
Group measure was 27.4%. The ratio of Net Debt 1o EBITDA
is also @ measure of leverage, based on earnings rather than
valuations and we consider this on both a proportionally
consolidated basis and Group hasis {excluding non-recourse
borrowings). At 31 March 2023, our proporticnally consolidated
Net Debt to EBITDA was 8.4x and the Group measure was
£.4x. Our leverage on these metrics is monitored in the
context of wider decisions made by the business. We
manage cur LTV through the property cycle such that cur
financial position remains robust in the event of a significant
fall in property values. This means we do not adjust our
appreach to leverage based only on changes in property
market vields. Consequently, our LTV may be higher at the
low point in the cycle and wili trend downwards as market
vields tighten.

Debt finance

The scale of our busingss, combined with the quality of

our assets and rental income, means that we are able to
approach a diverse range of debt providers tc 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 predominantly on an unsecured basis
with our standard financial covenants (set out on page 45).
This provides flexibility and low operational cost. Our 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
sacured on their relevant assets. Presented on the following
page are the five guiding principles that govern the way
we structure and manage debt

APPROACH

Monitoring and controlling our debt

We monitor our debt requirement by reviewing currant 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, tiquidity and profitability ratios. We also consider the
risks of a reduction in the availability of finance, incluging a
temporary disruption of the financing markets. Based on our
current commitments and available facilities, the Group has
no requirement to refinance untit 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 movemaents in market rates of interest over a five-year
period. The Board sets appropriate policy ranges of hedging
on debt over that period and the longer term. Cur 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 proportionatly
consolidated net debt. As at 31 March 2023, the interest
rate on our debt is 7% 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 over that period. Accardingly, 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 Committee. The interest rate management
of joint ventures is considered separately by each entity’s
board, taking into account appropriate factors for its business.

Counterparties

We monitor the credit standing of ocur 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 denominated in foreign currencies. When attractive
terms are available, we may choose to borrow in currencies
other than Sterling, and will fully hedge the foreign

currency exposure,
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Our five guiding principles

Tme British Land Cempary 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 meet
the needs of cur business and, where appropriate, those of aur joint
venturas The scale and quality of our business enables us to access
a broad range of unsecured and secured, recourse and non-recourse
debt. We develop and maintain long term relationships with banks
and debt investors. We aim to avoid reliance on particular sources
of funds and borrow from a large number of lenders from different
sectors in the market across a range of 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
disciosures to enable them to evaluate therr exposure within the
ovarall context of the Group. These factors enhance our proposal

to debt providers, and in the last five years we have arranged £4.7bn

(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 alss have existing long-dated debentures and
securitisation bonds. A European Medium Term Note programme

is maintained to enable us to access the Sterling/Euro unsecured
bond markets, where we have one cutstanding Sterling bond, and
our Sustainable Finance Framework enables us to issue Sustainable,
‘Green’ and/or Social finance, when it is appropriate for our business.

£3.4bn in over 20

total drawn debt (proportionally  debt instruments
consolidated)

! 2. 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
refinancing risk in regard to timing and market conditions, As a rasult
of our financing and capital activity, we are ahead of our preferred
refinancing date horizon of not tess than two years. In accordance
with our usual practice, we expect to refinance facilities in advance
of their maturities.

5.9 years

average drawn debt maturity (proportionally consolidated)

| 3. Maintain liquidity

In addition te our drawn debt, we aim always to have a good levei

of undrawn, committed, unsecured revolving bank facilities These
faciities provide financial hquigity, reduce the need to hold resources
in cash and deposits, and minimise casts arising from the difference
between borrowing and deposit rates, while hmiting credit exposure
We arrange thase revolving cred:t facilities in excess of our committad
and expected requirements to ensure we have adequate financing
availlability Lo support busimess requirements and new apportunities.

£1.8bn

undrawn facilities

4. Maintain flexibility

Our facilities are structured to provide valuable flexibility

for investment activity execution, whether sales, purchases,
developments or asset managemant initiatives Unsecured revolving
credit facilities provide full operational flexibility of drawing and
repayment {and cancellation If we require} at short notice without
additionai cost. These are arranged with standard terms and financial
covenants and ganearatly have imtial maturities of five years {with
extension options) Alongside this, our secured term debt in long-

standing debentures has good asset security substitution rights,
where we have the ability to move assets in and out of the security
pool, as required for the business,

£2.1bn

total facilities

5. Maintain strong metrics

Wa use both debt and equity financing. We manage LTV through the
property cycle such that our financial position would remain robust
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 vields

We also consider the earnings-based leverage metric of Net Debt to
EBITDA on a proportionatly consolidated basis and on a Group basis
{which is the ratio principally considered as part of our unsecured
credit rating).

Cur interest rate profile is managed separately from our debt, within
appropriate ranges of hedged debt over a five-year period and the
longer term as set by the Board
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We maintained our strong senior unsecurad credit rating ‘A, long
term IDR credit rating 'A-', and short term IDR credit rating 'FV,
affirmed by Fitch during the year with Stable cuticok.

36.0% 8.4x A

LTV Net Debt to

{proportionally EBITDA

consolidated) (oroportionally
consolidated)

senior unsecured
credit rating




Group borrowings

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

Sterling unsecured bond 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 across all of
the Group's unsecured debt. These covenants, which have
been consistently agreed with ali unsecured lenders since
2003, are:

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

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

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

Although secured assets are excluded from Unencumbered
Assets for the covenant calculations, 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 debt with recourse to British Land is provided by
debentures with long maturities and limited amortisation.
These are secured against a combined poo! of assets with
commaon covenants; the value of the assets is required to

Unsecured financial covenants

AsatIMarch
Net Borrowings to Adjusted Capital and Reserves

Net Unsecured Borrowings to Unencumbered Assets
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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 its business and secured

on its property portfolios, without recourse to British Land.
These loans inciude LTV covenants (65% and 60%), and
income based covenants.

We continue to focus on unsecured finance at a Group level

Borrowings in our joint ventures

External debt for our joint ventures has been arranged
through long-dated securitisations or secured bank locans,
according to the requirements of the business of each entity.

The securitisations of Broadgate {£1,.099m) and Meadowhall
(£482m) have weighted average maturities of 7.9 years and
6.3 years respectively. The key financial covenant applicable
is to meet interest and scheduled amortisation (equivalent to
one times cover), there are no LTV default covenants. These
securitisations have quarterly amortisation with the balance
cutstanding reducing to approximately 20% to 30% of the
original amount raised by expected final maturity, thus
mitigating refinancing risk.

The Broadgate joint venture has a secured £420m Green loan
which includes LTV and interest cover ratio covenants.

The Paddington joint venture has a secured £515m bank loan
which includes LTV and interest cover ratic covenants.

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

The West End offices joint venture has a secured £160m loan
which includes LTV and interest cover ratic covenants.

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

2020% _ 201m%
38 36 40 29
32 30 25 30 21
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MANAGING RISK

MANAGING RISK
DELIVERING OUR

For British Land, effective risk management is
fundamental to how we do business. It directly

n

forms our strategy and how we position

the business to create value whilst delivering
positive outcomes for all our stakeholders on

a

O

long term, sustainable basis.

ur key activities in the year

The Group's Board and key Committees have overseen our
respoinse to the macroeconemic challenges and the wider
impacts on cur markets, portfolio strategy, development
programme and our customers, with business resilience
and risk management at the core of our approach.
Internal audit review of our risk management framework
including benchmarking against best practice enterprise
risk management. Our risk management process was rated
as well established with an advanced risk governance
framework, established risk rating criteria and a defined
risk appetite with structured oversight and reporting.
Geood progress with roadmap of readdiness activities for
the UK Government's proposed corporate governance
reforms, including enhancing our internal control
framework and deeper internal controls testing.

Deep dive reviews of our business risk registaers
incorporating mapping key controls against our key risks.
Significantly enhanced our technology infrastructure

and cyber security environment and key controls.
Business continuity plan review accompanied by a

cyber crisis management simulation test.

Mandatory training for all employees on key operational
risks including sustainability, anti-bribery and corruption,
cyber security and health and safety.

Integrated our building energy performance strategy into
asset business plans to manage EPC risk exposure and
defiver performance improvements acrass our portfolic.
Carried out a double materiality assessment to identify
and assess the impact of the most material ESG issues on
our business as well as the impact on our key stakeholders.
The cutcomes of this were integrated into our risk
management and influence both cur business activities
and Sustainability Strategy.

Improved reporting of Health and Safety key risk
indicators including benchmarking against best practice.
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IN
STRATEGY

Our priorities for 2023/24

- Continue to closely monitor the external environment
and support the business through managing the
risks arising from the macroeconomic environment.

- Continde to deliver on our rcadmap of readiness
activities for the UK Government’s proposed corporate
reforms, including finalising mapping of our financial
reparting processes as well as assurance mapping.

- FEffective risk management of cur key operational
risks including development, health and safety, our
partnarships with third parties and our cccupier risks

- Further enhance articutation of risk appetite through
clear risk tolerance statements for each principal risk.

- Continue alignment with the ISOG 27001 Information
Security standard, which provides a framework for
a risk-based approach to identifying, implementing
and improving security controls,

- Climate-related risks and progress against our TCFD
recommendations and 2030 sustainability targets.

Risk management framework

We have an established risk management and control
framework that enables us to effectively identify, assess

and manage the range of financial and non-financial risks
facing our business, including those principal risks that

could threaten solvency and liguidity, as well as to identify
emerging risks. Our appreach is not intended to eliminate risk
aentirely, but instead to manage our risk exposures within our
appetite for each risk, whilst at the same time making the
most of our opportunities.

Qur integrated risk management approach combings a
top-down strategic view with a complementary bottom-up
operational process as outlined in the diagram and
detailed opposite.




Governance

The Board has overall responsibility for risk and for
maintaining a robust risk management and internal controi
system. The Board is responsible for determining the level
and type of risk that the Group is willing te take in achieving
its strategic cbjectives. The amount of risk is assessed in the
context of our strategic priorities and the external environrment
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
effectiveneass of the risk management and internal

control system during the year.

The Executive Directors and Risk Committae (comprising

the Executive Committee and senicr management acress the
business, chaired by the Chief Financial Officer) have overall
accountability for the management of risks across the business.
Principai risks are evaluated and monitored by the Risk and
Audit Committees, with appropriate mitigation measures
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 embedded
within cur operational business units and is integral to the
way the Group conducts business. This bottom-up approach
allows potential risks to be identifiad at an early stage and
escalated as appropriate, with mitigations put in place to
manage such risks.

Fhe British L and Company PLC 006219320

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 menths. Interna! Audit acts
as an objective assurance function by evaluating the
effactiveness of our risk management and internal

controt processes, through independent review,

Through this approach, the Group operates a ‘three lines
of defence” model of risk management, with aperational
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, our approach to risk management is centred

on being risk-aware, clearly defining our risk appetite,
responding quickly to changes in our risk profife and having a
strong risk managemeni culiure amoengst all employees with
clearly defined roles and accountability. Our organisational
structure ensures close involvement of senior management
in all significant decisions as well as in-house management of
our development, asset and property management activities.

~  Toread more about the Board and Audit Committee’s risk
oversight, see pages 118,136 and 139

Our integrated risk management approach

Top-down Bottom-up .

Internal Strategic risk management Operational risk management Monitor KRIs
Audit provides and controls
assurance on ‘ Board/Audit Committee/ESG Committee l and take
effectivenass - - " appropriate

. Review externa! environment Assess effectiveness of risk management .
of risk h actions
management Robust assessment of principal risks process and internal control systems
process and Set risk appetite and parameters Report on principal risks and uncertainties
testing of Determine strategic action points

key controls ’

Risk Committee/Executive Committee I

Identify principal risks

Direct delivery of strategic actions in line
with risk appetite

Monitor key risk indicators

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

[ Business units I

Execute strategic actions
Report on key risk indicators

Report current and emerging risks

ldentify, evaluate and mitigate operational
risks recarded in risk register
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MANAGING RISK continued

Our risk appetite

Qur risk appetite lies at the heart of our 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. Our risk appetite is 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) for each principal risk, with specific tolerances to track
whethear cur risk exposure is within cur risk appetite or could
threaten the achievement of our strategic priorities. Tha risk
dashboard is reviewed at each Risk Committee 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
strategy; the level of cccupational and development
exposure; our sustainability risks; our financial resilience;

and our key operational business risks (as illustrated in

the principal risks table on pages 51to 60).

Whilst cur appetite for risk will vary over time and during
the course of the property cycle, in general we maintain

a balanced overall appetite for risk, appropriate for our
strategic objective of dalivering long term sustainable value.
The Board has reviewed our risk appetite in light of the
continued macroeconomic uncertainty and confirmed that
our 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 tc our balanced

appetite for risk across our business include:

- Diversified business model focused on prime, well-
{ocated Campuses and Retail and London Urban
Logistics assets.

- Disciplined appreoach to development including a
balanced 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 higuidity position.

- [Diverse occupier base with strong covenants.

- Experienced Beard, senicr management team and
Risk Committee.
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Qur risk focus

The Group's risk preofile has been elevated during the

year due to the volatile geopoliticat envircnment and a
deterioration in macroeconomic conditions, although the
risks associated with the Covid-19 pandemic have lessened.
The key macroeconomic challenges this year include rapidly
rising interest rates, helghtenad inflation compounded by
the impact of the on going war in Ukraine and the risk of
recassion. Thea 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 operaticonal and financial
challenges for our occupiers, 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 our rental income. Despite
these challenges, our business has continued to show
resitience, with our robust risk management approach
continuing to protect the business through this challenging
economic 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 operational controls.

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

- Qur occupiers, including their covenant strength and
working proactively with customers to maximise
coliection rates.

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

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

- Procurement and supply chain risks.

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

- Internal audit reviews and the implementation of any
control findings or process improvement opportunities.




Our principal risks and assessment

Our risk management framework is structured arocund 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 external and internal strategic

and operational principal risks which currently have a
higher likelinocod and potential impact on our business.

Our principal risks consist of the 11 most significant Group
risks and includes four external risks, where market factors
are the mazin inflluence, and seven inlerna! sbrateyic «nd
operational risks which, while subject to external influence,
are maore under the control of management. The external
principal risks relate to the macroaconomic and potitical
environment and ocur key markets. The internal principal

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

Risk assessment

The Board has undertaken a robust assessment of the
principal and emerging risks facing the Group, including
those that would threaten its business model, future
performance, solvengy or liquidity, as well as the Group’s
strategic pricrities, taking into account the challenging
macroeconomic and geopolitical environment, and does

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

However, our current assessment is the Macroeconomic,
Poiitical, 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 Pecple and Culture risks have lessened.

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

The identification and review of amerging risks is
integrated into our risk review process outiined on

page 47. Emerging risks are those risks or combination of
risks which are often rapidly evolving and for which the
imgact and likelihood are not yet fully understood, albeit,
they are not considered to pose a material 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 regpresentatives and members of
the Risk Committee are challenged t¢ 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 a number of longer term trends
including advances in technology (such as artificial
intelligence), de-globalisation, suburbanisation, supply
chain resilience, regulatory and legislative changes and
enargy 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 thase

risks can be better monitored and addressed.
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MANAGING RISK confrnued
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Principal risks

Risk heat map
assessment C

N o
=

x

The risk assessment of our principal
risks at March 2023 as displayed in
our risk heat map, has baan adversaly
impacted by the volatile UK economic . - S o
and political landscape in the year. t

Consequently, several principal risks i
have Increased compared to FY22;
largely in ther likelihood, and to a
lesser extent their potential impact
on 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 nsk assessment
of several principal risks looking
forward, albeit is too early to
conclude this at this stage and we
will continue to actively monitor.

Likelihood
Medium

Low

Low

High

Impact

Key Principal risks Link to strategy

Principal risk

M External principal nisk i Macroeconomic

B Internal principal risk

il 2 Poiitical, Legal and Regulatory AIOIOIO]
Strategy 3 Property Markets
(&) Source value add opportunities 3A  Campuses _®_@j@@
() Deveiop and actvely manage 3B Retal REEE
(©) Recycle capital 3¢ Londonumantogisics  (A)(B)(S)(D)

@ Sustamability Major Events/Business Disruption

@We-O

Change in the year

Increass

Neo change

Decrease

4
5 Portfolio Strategy
6

 AEE®

Development
Financing

7
8 Environmental Sustamnability
9 People and Culture

@WOO®

Customer

BRO®

Change in risk
assessment in year

a

&
7]

HEOE

11 Operational and Compliance

Note The above lHlustrates orincpal ris<s which by tnerr nature are those which nave tne potential to significantly impact the Groug’s strategic objactives, financial

pos:ition ar rocutation, Tne heat mac hignlights net ris«<. after taking account of principal mit-gations, Tre

arcow shows the movement from 31 March 2027,
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PRINCIPAL RISKS

External principal risks
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1. Macroeconomic Risks

KRis

The UK economic climate and changes to fiscal and
monetary policy present risks and opportunities in
preoperty 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
regularly assess the Company’s strategy in the context
of the wider macrogcenomic environment in which we
operate to assess whether changes to the economic
outlook 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 sources (see KRIis), 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
portfolic aligned to key trends in our markets where
wea 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, infiation and interest
rate forecasts.

- Consumer 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 outlook was volatile during the
year. 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 moderating) and
interest rate rises which impact our portfolio strategy, our
markets and our customers.

The Board and key Committees have overseen the Group’s
raesponse to the impact of the macroeconomic environment
on our business during the year, and whilst the outlock for
the UK economy has improved more recently, we remain
mindful of the ongeoing macroeconomic challenges. In
response, we have increased the reguiarity of our economic
outlook assessments Lo assess their consequences on our
strategy and are taking actions which we deem appropriate.
We are proactively managing cur 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 rapayment dates, along with the
use of hedging to mitigate against rising interest rates.

Opportunity

The strength of our balance sheet, quatity 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 cpportunities
as they arise, including continued investment in assets

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

Key: Change n nsd assessnent from last yaar

Increase No change Decrease
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PRINCIPAL RISKS continued

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

KRis

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

- Reluctance of investors and businesses 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 a change of leadership or
peolitical direction.

- The impact on the businesses of our occupiers as well as
cur 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
investrment and financing decisions.

- Internally we review and monitor proposals and emerging
policy and legislation 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 regulatory
implications of political events.

- Where appropriate, we act with other industry participants
and representative bodies to contribute ta palicy and
regulatory debate We monitor and respond to social and
political reputational challenges 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 geopaolitical 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 reflecting an uncertain economic
environment, cantinued 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 Primea Minister, although the UK's economic outlook
is uncertain. The global geopolitical environment also remains
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 legislation has also 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 cur cperations to ensure
we are taking appropriate mitigating actions.

OCpportunity

We continue to claosely monitor the political outlook and any
potential changes in regulations to ensure changes which
may impact the Group, or cur custemers, 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 legisfation as an opportunity
for our business to outperform.

Key: Change 1m nis« assessment fromm last yoar

Increase No change Decrease
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3. Property Market Risks

KRlis:

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, Executive Committee and Risk Committee
regularly assess whether any current or future changes in
the property market outlook present risks and cpportunities
which sheould be reflacted in the execution of our strategy
and our capital allccation plan.

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

- We focus on prime agsets or those with repositioning
potential and sectors which we believe will be more
resillent over the madium term tc 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.

- We stress test our bysiness 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 investment 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 iow vacancy,

a reduced development pipeline coupled with demand
gravitating to the best and most sustainable space.
Howaever, rising interest rates have significantly impacted
invester sentiment and structural headwinds remain frem
an increased trend in working from home, accelerated by
the impact of Covid-13,

Opportunity

Our Campus modet 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 cur offer as occcupiers focus on the
very bast 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 vields and borrowing costs.

- Online sates market trends.

- Footfall and retail sales to provide insight inte
consumer trends.

- Campus occupancy to provide insight into occupier
trends and people visiting our Campuses.

Retail

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

Whilst cccupational markets strengthened over the year with
more retailers recovering to pre-pandemic levels in terms of
sales, the market outiogk 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 frends for retail parks (albeit lower than last year),
while shopping centraes remains below fong term averages.

Oopportunity

Qur Retail portfolio focuses on retail parks, which we believe

is the preferred forrat 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 quality space in the UK.
We will continue to lock for acquisition cpportunities where we
can craate value by leveraging our 5caie and our expertise in
asset management.

London Urban Logistics

The London Urban Logistics property market risk outlook
increased slightly in likelihood in the year, as rising interest
rates impacted investment sentiment, but overal), this risk is
a relatively low impact risk with a low prokability 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

Qur Urban Logistics portfolio is focused on a development-
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
wherea cur development expertise is a competitive advantage.
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L4. Major Events/Business Disruption Risks

T

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

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

This could result in sustained asset value or income
impairment, liquidity 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
scenaric tested. Physicel security measures are in place
at properties and development sites.

- The Group monitors the Home Office terrorism threat
level. and we have access {o security threat information
services to help inform our security measures.

- We have robust !T security systerns that support data
sacurity, disaster recovery and business continuity plans.

- We have comprehensive property damage and business
interruption insurance across the portfolio.

54 British Land Annual Report and Accounts 2023

- Seacurity Service National Threat level.
- Security risk assessments of our assets.

Change in risk assessment in year

Our major events/business disruption risk ocutlook has
reduced over the year as Covid-19 related disruption to
cur 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 rematins a threat, asis
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 crisis simulation.

Opportunity

The challenges of the last few yvears have demonstrated
the resilience of our business model and our robust crisis
management and business continuity plans. We remain
vigilant to the continued risk from external threats,

Key: Chananim riss assossvant from iast year
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Internal principal risks
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5. Portfolio Strategy Risks

KRls

The Group’s income and capital performance 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 developments.

- wrong mix of assets, occupiers and region concentration,

- overpaying for assets through inadequate 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 including the current and prospective

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

- Qur portfolio strategy is determinad 1o be consistent with our
target risk appetite and is based on the evaluation of the
external envircnment,

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

- Individual investment decisions are subject 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 assets and
their business plans.

- Wa foster collaborative relationships with our co-investors
and enter into ownership agreements which balance the
interests of the parties.

Execution of targeted acquisitions and disposals in line
with capital allocation plan (overseen by the
Investment Committee).

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

- Partfolio liquidily 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
macroeconcmic and property markets risk cutlook

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 cperaticonal
performance has been strong, and reinforces our 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 ocur competitive strengths
in development and active management to create value.
We will remain disciplined in terms of our capital allocation
and respaonsive to opportunities that arise, particularly in
Retail Parks and London Urban Logistics. Our portfolio has
been positionad 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 develop
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.

- gonstruction timing and ¢osts (including construction
cost inflation}.

- major contractor or subcontractor failure.

- adverse planning judgements.

How we monitor and mitigate the risks

- 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 Committes along
with progress of devejopments against plan.

-~ Prior to committing to 3 development, a detailed appraisal
is undertaken. This includes consideration of returns
rejative to risk adjusted hurdle rates and is overseen
by our Investmeant Committee

~ Pre-lets are used to reduce development letting risk where
censidered 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 inflationary scenarios) and make appropriate
allowances in our cost estimatas and incorporate
within our fixed price contracts.

- Detailed selection and close monitoring of main
contracters and key subcontractors including
covanant reviews.

- Experienced development management team closely
monitors design, construction and overall dalivery process.

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

- Through our Place Based approach, we engage with
communities where we operate to incorporate stakeholder
views in our developmaent activities, as detailed in our
Sustainability Brief,

- We engage with our development suppliers to manage
environmental and social risks, including through our
Suppliar Code of Conduct, Sustainability Brief and
Health and Safety Policy.

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

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

- Residential development exposure.

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

- Construction costs inflation forecasts.

Change in risk assessment in year

Our devejopment risk has remained at similar levels

overall 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 our
future pipehline. However, construction cost inflation has
rnoderated down to around 3-4% forecast for this year, from
the peak of 10% in 2022, in hne with our expectations. We
are progressing our committed development pipeline, whilst
managing the risks appropriately through a combination of
timing, pre-lets, fixing costs and use of joint ventures. Our
development exposure remains wel within our internal risk
parameters of 12.5% at 5 5% of portfolio gross asset value
Wea have competitively secured fixed price contracts on 94%
of the costs of our committed developments and 38% of our
projects are already pre-let or under offer.

Opportunity

Progressing value accretive development is one of our

key business priorities and is a fundamental driver of value.
The strength of our balance sheet, our relationships with our
contractors and the experience of cur management team
mean we are well positioned to progress our developmaeant
pipeiine, whilst mitigating the risk through a combination of
timing, pre-lets, fixing costs and use of joint ventures. 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 to future developments to ensure we meet

our detalled pre-set criteria subject to approval by the
Investment Committee,

Key: Changs in m s« asinasment fror ast yasr
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7. Financing Risks

KRis

Faifure 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 on borrowing facilities.

How we monitor and mitigate the risks

We regularly review funding requirements for our
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 iong 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 reguiations
affecting our business.

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

We aim to manage our loan to vaiue (LTV) through

the 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 retric. With these metrics, we do not
adjust our approach to teverage 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 develocpment
commitments to ensure that our LTV and Net Debt

to EBITDA levels remain appropriate.

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

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

- Period until refinancing is required
(not less than two years)

- Net Debt to EBITDA.

- LTV {proportionally consolidated).

~ Financial covenant headroom.

- Percentage of debt with interast 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
stightly 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 ocuticok 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
forward, with 76% of projected debt hedged on average
over the next 5 years. Despite the turbulent macroeconomic
environment, the scale and quality of cur 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 outlook.

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
currently 36.0%. We have significant headrocom to our Group
unsecured financial covenants.

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

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

KRIs

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

Th

is risk category 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 perfarmance and/or
technology requirements.

overall compliance requirements from existing and
emerging environmental regulation.

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

How we monitor and mitigate the risks

58

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 oversee our annual
TCFD disclosures including scenario analysis to assass our
exposure to climate-refated physical and transition risks

The ESG Committee monitors our performance and
management controls. Underpinned by cur SBTi climate
targets, our guiding corperate 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 1.5°C.

Qur property management department operates an
environmental management system aligned with 1ISO 14001
We continue to hold 150 14001 and 50001 accreditations at
our commercial offices and run 1ISO-aligned management
systems at our retail assets.

Climate change and sustainabiiity considerations are fully
integrated within our investment and development decisions
and are evaluated by the Investment Committee and Board
in all investment decisions.

Through our Place Based appreach 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 all relevant stakeholders.

We target BREEAM Qutstanding on office developments,
Excellent on retail and HMQ3" on residential. We have also
adopted NABERS UK on all our new office developments.
We undergo assurance for key data and disclosuras across
our Sustainability pragramme, enhancing the integrity,
quality and usefuiness of the information we provide
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- Energy intensity and carbon emissions. Specifically,
energy performance certificates.

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

- Portfolio flood risk.

Change in risk assessment in year

Our environmental sustainability risk has remained stable
in the year with both a medium impact and probability.
Cverall, the environmental sustainability risk ocutiaok
continues to increase in prominence and importance to our
business, our customers 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 portfolio by 2030 and a focus on environmental
leadership. We are cantinuing to improve the energy
efficiency of our standing portfolio and have improved

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

of the portfolio currently A or B rated (March 2022: 36%).

Opportunity

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

it creates value for our business and drives positive outcomes
for our stakeholders. Our Sustainability Strategy has evolved
further by grouping it into three key pillars: Greener Spaces,
Thriving Places and Respoansible Choices, which map to

the environmental, social and governance elements of our
approach. Our overall sustainability performance has been
recognised in internatienal benchmarks including GRESB,
where we were delighted to achieve a GRESB 5 star rating
for developments and a 4 star rating for standing investments.

Key: Crange 1 s« as3ess~ent f76m ‘ast yoar

Increase No change Decrease




Thea British Land Company PLC QGE21520

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
chjectives 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.

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

- informed and skilled recruitment processes.

- talent perfarmance management and successinn planning
for key roles.

- competitive compensation and benefits.

- people development and training.

- our flexible working policy helps retain employees
while promoting work-life balance and helping to
improve productivity.

- commitment to equality, diversity and integrity.

This risk 1s 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 requirements 'n managing key
risks including health and safety, fraud and bribery, modern
stavery and other social and environmental risks, as detailed
in our policies and codes of conduct.

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

Change in risk assessment in year

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

a medium impact risk with a medium probability.

Against a wider economic background of rising inflation,
increasing energy hilts, and the lingering effects of Covid-19
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
recantly. We will continue to ensure we have the right skills
in place across the business and te actively moenitor and
promote staff wellbeing. During the year we have actively
responded to feedback from previcus employee surveys,
and we were pleased to have our highest ever employee
engagement score of 78% in November 2022

Opportunity

We have a broad range of expertise across our businass
which is critica! to the successful delivery of our strategy.
We will continue to assess cur employee proposition to
ensure it still delivers what people most vaiue in a changing
labour market. Our goal is to foster a diverse, inclusive and
ambitious 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 structural changes to lease obligations.

How we monitor and mitigate the risks

- We have a high guality, diversified customer base and monitor
exposure to individual occupiers or sectors.

- We perform rigorous occupier covenant checks ahead of
approving deals and on 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.

- Woe work with our customers to find ways to best maet their
evolving needs.

- We take a proactive asset management approach to maintain
a strong occupier line-up. Wa are proactive in addressing key
lease breaks and expiries to minimise periods of vacancy.

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

- Market letting risk including vacancies, upcoming
expiries and breaks, and speculative development.

- Qccupier covenant strength and concentration
tincluding percentage of rent classified as 'High Risk’).

- Occupancy and weighted average unexpired lease term.

Change in risk assessment in year

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

Opportunity

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

J KRis

The Group's ability to pratect 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 safety.

- third party relationships.

- financial crime compliance.

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

How we monitor and mitigate the risks

- The Executive and Risk Committees maintain a strong
facus on the range of cperational 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 contrels and repoerts 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, 1T security policies,
third party risk assessments and mandatory user cyber
awareneass training.

Health and safety

- The Health and Safety Committee is chaired by the Head
of Property Services and governs the Health and Safety
management systems, processes and performance in terms
of KPIs and reports to the Risk, Audit and ESG Committees.

~  All our properties have general and fire risk assessments
undertaken annually and any required improvements are
implemented within defined time frames depending on the
category of risk,

-~ All our employees must attend Health and Safety training
relevant to their roles.

Third party relationships

- We have a robust selection process for our key partners and
suppliers; and contracts contain service level agreements
which are monitored regularty.

- We maintain a portfolio of approved suppliers to ensure
resilience within ocur supply chain.

Financial 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 employees must undertake mandatory training in
these areas.
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- Information systems vulnerability score.
- Cyber security breaches,

- Health and Safety risk assessments.,

- Health and Safety incidents.

Change in risk assessment in year

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

a medium probability.

Our 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, health and safety, third
party relationships and financia! crime compliance. We
remain vigilant to these key operational 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 our cyber security and IT infrastructure and
associated key controls as well as our wider internal controls
environment including a detailed fraud risk assessment
undartaken across the business.

Opportunity

The Risk Committee oversges and monitors our key
operaticnal and compliance risks across the business to
ensure we optimise our operational capabiiities and create
efficiencies in terms of our people, processes and technology,
whilst at the same time having appropriate controls to
mitigate the rnisks. Our ability to manage and operate larga
complex property portfolios and developrents is a key
differentiator and allows us to work with selected joint
venture partners who value our 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 cver several 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 debt and interest over the next 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 te 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 agread £375m of new RCFs, all for
initial 5 year terms, as well as the extension of a further
£100m RCF to March 2028, and agreed with Homes
England the continuation of the £1G0m 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 leans
(previously due to mature in December 2022} for one
year at £150m.

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

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

a forecast which also includes non-committed transactions
the Board expects the Group to make. A five-year forecast is
considerad to be the optimum balance between the Group’s
long term business model to create Places People Prefer and
the fact property investment is a long term business. Qur
weighted average lease lengths and drawn debt maturities
are in excess of five years (5.7 and 5.2 years respectively at
March 2023) Forecasting greater than five years becomes
increasingly unreliable, particularly given the historically
cyclical UK property industry.

Assessment of viability

Far the reascns outlined above, the period over which the
Directors consider it feasibie 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 forecasts were sensitised to explors
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, bacause of their
nature or potential impact, could also threaten the Group's
ahility to continue in business in its current form if they

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

on valuations, cash flows and a reduction in the availability
of finance. In addition, wea 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 Directors to have a reasonable likelihood of impacting the
Group’s viakility over the five-year periocd to 31 March 2028.

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

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

- Areductionininvestment property demand {o the level
seen in the last severe downturn in 2008/2009, with
outward yield shift to ¢.8% net aquivalent yield.

The cutcome 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 cccurs) 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 current commitments and available
facilities there is no reguirement to refinance until early 2026.
In the normal course of business, financing is arranged in
advance of expected requirements and the Directors have
reasonable confidence that additional or replacement debt
facilities will be put in place prior to this date.

in the 'severe downside scenario’ the refinancing date
becomes late 2025. However, in the event new finance could
not be raised mitigating actions are available to 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 considered the forecast cash flows and covenant
compliance and the impact of the sensitivities in combination
with the ‘severe downside scenario’, the Directors confirm
that they have a reasonable expectation that the Group

will be able to continue in operation and meet its liabitities

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

Going concern
The Directors also considered it appropriate 1o prepare the
financial statements on the going concern basis.
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STAKEHOLDERS

HOW WE ENGAGE
WITH & CREATE
VALUE FOR OUR
STAKEHOLDERS

Section 172 Statement

Saection 172 of the UK Companies Act 2006 requires
directors of a company to promote the success of the
coempary for the benefit of its membaers, and to consider
the interests of all stakeholders in their decision making.

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

all stakeholders.

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

Stakeholder engagament is ¢ritical to the formulation and of stakehalders as part of its decision making.

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

~ Read more about how we manage risks and materiality
on pages 46 and 88

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

@ Our Customers

Why are they important?

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

How we engage

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

Outcomes from engagement

75%

- Reguiar dialogue with leasing, asset custamers rate us as 'the best’ or

and property management teams 0
Annual customer satisfaction surveys Value created
to gain insight into how our places

What matters to them?
- High quality, sustainable space -
that fulfils their needs

-~ Healthy and safe spacas that
promote wellbeing
- Fair and suitable lease terms

are performing
- Custemer networks across
our Campuses

3.4m sq ft

of new space leased in the year

- This year we hosted bespoke customer
roundtables to discuss ESG priorities

and how we can support them to " 9 Sq ft

raduce their energy consumption of additional space under offar
and reduce operational costs '

The people and institutions who own British Land shares or bonds

| LS l Our Investors

Why are they important?

Cur invastars play an impartant role in
helping to shape our strategy; they alsc
help facilitate access to capital, which is

How we engage

We have an extensive lnvestor
Relations programme to ensure that
our shareholders views are reflected

Qutcomes from engagement

c.50%

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 ieadership and
company culture

in our decision making. This
programme includes:

Meetings, roadshows. conferences
and tetephone and video calls
Regulatory reporting inciuding the
Annual Report, full and half year
results and ad hoc updates

QOur Annual General Meeting

Site visits and investor days
Investor audit
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of share register mat

157

number of investor meetings

Value created
7%

growth in underlying profit in year

3%

growth in dividend in year
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Our Communities

-.Do

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 succeed. By delivering a positive
social impact, we create value for
our stakeholders

What matters to them?

- Places which foster social
conneactions and enhance wellbeing

- Education and employment
cpportunities

- Access to affordable space

- Contribution to the local economy

How we engage

We are committed to making a

long lasting positive social impact

in our communities by collaboratively
addressing local pricrities. We engage
with our communities through:

- Planning and community forums

- Qur Community Funds

- Volunteering and charitable
donations

- Employment and apprenticeship
opportunities

OQutcomes from engagement

16,600

people benefiting from
education partnerships

2,300

people benefiting from
employment support

Value created

£1.9m

affordable space provided to
small businesses and charities

@ Qur Suppliers
" and Partners

Those who have a direct contractual relationship

with us to provide goods and services

Why are they important?

- Along with our employees, our
supplier partners support us in
delivering for our customers. Strong
relationships with supplier partners
ensure sustainakle, high quality
delivery for the benefit of
all stakeholders

What matters to them?

- Long term, collaborative,
trusted relationships

- NMNew business opportunities

- Fair commercial and payment terms

- Aligned objectives and values

How we engage

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

- Operating a rigorous onboarding
and tendering process, being clear
through our Supplier Code of
Conduct what we stand for, how
we 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 year focused on
‘Creating Value, Sustainably’

Qutcomes 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 cur Sustainability Strategy
after the Supplier Conference

[g)
¥l Our People
M

Everyone employed by British Land

Why are they important?

Qur people are critical to the success

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

What matters to them?

- Diverse and inclusive culture with
strong leadership

- Career progression ang
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
vearly appraisal process

- Annual employee engagement
survey

- CEO breakfast series open to all
employees launched this year

= In person convarsations with
select Board members

Outcomes from engagement

78%

employee engagement score,
against a target of 72%

74

people received a promotion or
opportunity to move roles internally

Value created

93%

employees proud to work for
British Land
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International
Women's Day
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All-staff meeting,
York House

All staff meeting,
York House

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.
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OUR PEOPLE STRATEGY

employee engagement score, against
a target of 72%

£347,000

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

7,560
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% (85% stretch)

21.9%
gender pay gap

14.2%
ethnicity pay gap

15%

ethnic minority reprasentation 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
Repori on page 142,

Ranked 167 in the top
75 Social Mobility Index
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Our goal is to foster a diverse, inclusive
and ambitious culture so we canh develop,
attract and inspire the best people to
deliver our strategy.

All our peopte initiatives, priorities and processas are
centred around this aim as the talents of our people and the
strength of cur Company culture are key components of cur
competitive edge. We succeed when we are an employer of
choica with an engaged and motivated workforce who feel
invaested 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, cur employes
engagement remains strong. Despite the macro 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 cammunication, recognition of
British Land as a great place to work (21%), pride in working
for the Company (93%), and increased confidence in the
Company's success. However, we also identified areas that
naad 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 departrments or specialisms,
length of service, age, gender, ethnicity, sexual orientation,
disability and many other groups of colleagues to seek out
any anomalies or areas where we need to target particular
initiatives. We use the data to focus our action plans.

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

Our published DE&I Strategy britishland.com/DEI sets out
the path to 2030 for us to improve DE&I of our business,
ensuring that we reflect and understand the people who
waork, 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 our most recent
survey 92% of our people felt that diversity is & 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 socia! mobility commitments and was
included 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 cur
sentor leadership population (EFxecutive Committee and
direct reports) is 35% which is a reduction from last year

and will be a key focus for the period ahead.
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British Land company
conference, Printworks
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We want to help cur women to progress and ba their very
best at British Land, so have recently launched a 'Reaching
your full potential’ pilet programme to help women maximise
their impact at work while being true to their individual style
and values.

The diversity of our Employee Networks

Cur 10 Employea Networks continue to play a vital role in
advancing inclusivity within British Land. Our 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 inte its
own during the pandemic and was a real source of solace

toc people struggling at home with multiple respaonsibilities,
Our Cycling Network is encouraging new cyclists and
helping them work out how best to get to our places.

The enaBl.e Network, which focuses on raising awareness of

disabilities, recently held a workshop called ‘Dyslexic Thinking’

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

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

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

warld, informs cotleagues on how thay can make changes
and adopt sustainable practices in both their personal and
professional lives.

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

Workforce gender diversity at 31 March 2023

Female

_! Male

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

Inclusion and supporting work experience

At the Paddington Central Campus, we partnered with PiRP
(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 siudents to the workplace in general. We also
participate in a number of internship schemes to give students
from different backgrounds an insight into real estate.

informing our stakeholders and inspiring our colleagues
We held twe conferences with the theme ‘Creating Valus,
Sustainably’. On the first day, we invited around 200 supply
chain partners and service providers so thay could engage
with British Land’s {eadership, learn about the Company's
strategy, explore business growth opportunities, and discuss
shared chaliengas. On the second day, at our all-staff
Company conference we launched cur fifth value ‘Deliver

at pace’ and showcased examples of effective innovation
and collabaration across the business. It was also the first
time since Covid-19 that ali our staff had the chance to be
together in one place ~ reminding us of the importance of in
person opportunities to deepen relationships and our netwaork.

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, resitient and innovative crganisation.

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 prograrnmes). We have an
extensive range of mentoring programmes. These include a
programme matching nominated senlor staff with our Board
and Executive Committee as mentors, a revarse mentoring
programme matching BAME employee with Executive
Committee members, and an internal speed mentoring
event open te all staff organised by our Employee Networks
resulting in 89 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 professional
qualifications sponsored by the Company whiist 18 colleagues
from various departments spent three days at the University
of Cambridge exploring glcbal real estate trends, focusing on
investments/capital markets, sustainability, 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 varicus
departmeants within the Company, we have been
focusing on developing our strengths and explering
behavicural changes to achieve our professional goals.
Through coaching and specialised communication
training, 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.

The 12-week ‘Reaching your full potential’ programme
has focused on understanding more typical female
behaviours and provided a wealth of thought-provoking
learning materials. The group dynamic has allowed
shared learning, mutual 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 inclusive cuiture allowing
me te talk openly and honestly with my team, my line
manager and the business as a whola. Most importantly,
because of the culture, having a disability at British
Land has in no way impacted my career. In fact my
career has flourished.

i 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.

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

in breaking down barriars 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
helped me enhance my coaching abilities through the
use of practical tools and techniques. | 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 Mohammed a work
placement at Broadgate where he gained experience in
Property Management and made valuable contributions.
The Circl coaching programme is excepticnal as it
provides hands-on skill development and diverse
perspectives, white supporting young tatent 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
carbon intensity across
our portfolio

All developments
to be net zero
embodied carbon

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 also thrive.

£25m

Social Impact Fund
deployed

people baenefiting from
education or employment
partnerships

Affordable space
provided at each
priority place

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.

Responsible
employment

Diversity and
inclusion

Responsible
procurement
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DELIVERING ON OUR 2030
SUSTAINABILITY STRATEGY

Qur approach

We launched our current Sustainability Strategy in 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 cur developments
and the operational carbon across our portfolio.

This year we have further definad our Sustainability Strategy
by establishing three key pitlars” Greener Spaces, Thriving
Places, Respaonsibie Choices.

Cur 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 cperate 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 headline 2030 social impact targets
acrass 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.

Greener Spaces

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

own sustainability ambitions.

The built 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 so0 we continue to make strong progress against

our 2030 net zero targats.

-7\ For more information see pages 75-79.

Embod'ac carbon targ;s
o,
50%
lower embodied carbon
intensity at our offices

developments to 500kg COse
per sgqm from 2030

100%

of developments delivered
after April 2020 to be net zero
embodied carbon

Operational carbor targets

75%
reduction in operational carbon

intensity across cur portfolio
by 2030 vs 2019

improvement in whole building
energy effictency of existing
assets by 2030 vs 2012

1. Getals of now Sustainaslity oerfarmance impactac on executive remuneration zan be found on pl46 ane p131
2. Carpon cmiss10ns 15 used intercnangeably with groenhouse gas (GHG) o™iss.0ns. Cur accaunting ang rogoerting covers the scopoe of all GHG emussIGns tyces anc

GHG omissions are convarted Into carbon doxide eausvalent
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2023 Wighgnts
646kg CO,e per sam
embodied carkbon in
current offices

developments

Secgﬁic‘i"net zero cé.rbon
developmeant delivered at
1 Triton Square

Programme of net

zero audits completed
identifying energy and
carbon saving initiatives

40% reduction in
operational carbon
intensity (offices)

22% reduction in whole
building energy intensity
(offices)
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,Qr'fl\ 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.

Cur social impact strategy focuses on the three core areas
where we can make the greatest positive impact: education,
employment 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 affordakyle space contribution.

—> For more information see pages 81-85.

2030 Targers
Education
80,000 people

benefiting from
education partnerships

2023 H-ghlghts

16,600 education beneficiaries
62 education initiatives

by 2030

Employment

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

by 2030 employment

Atfordable space

£10m of affordable - £1.9m of affordable

space provided space provided

by 2030

The British Land Company PLC 00621820
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Responsible Choices
We are committed to making responsible choicas across

all areas of our business and we encourage cur customaers,
partners and suppliers to do the same,

Wae are a responsible employer; creating a safe and diverse
working environment where people are comfortable to be
themselves. This approach is embodied in our values, set cut
on page 12. We incorporate the highest social, ethical and
environmental standards across all our procurement decisions.

——} For mare information see pages 87-89.

2030 Targets

Responsible -
employment

2023 H.ghlights

Achieved our highest ever employee
engagement score of 78%

- E347,000 spent on training and
professional qualifications; 33 British Land
employees currently undertaking
professional qualifications

Exceeded the 2021 Parker Review
recommendations of at least one Board
member from an ethnic minority group

- Ranked 16" in top 75 Social Mobility Index

-Diversity and -
inciusion

Responsible - Supplier Code of Conduct updated te
procurement  include specific Sustainable Development
Goals requirements
- 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:
5-star Development Rating 2022; B score
4-star Standing Investments AAA
Science Based EPRA FTSE4Good
Targets: Rating 2022: Index 2022:
approval in 2021 Gold 88" parcentile
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Exchange Square,
Broadgate
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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:

646 kg CO,e per sqm

average embodied carbon in current office developments

5 star

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

invested in energy efficient interventions on our standing
portfolio since FY19

portfolio EPC A or B rated
50% office portfolio rated EPC 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 operational 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 transportation of materials for a
building and all elements of its construction and deconstruction.
Our appreoach is to design out embodied carbon wherever
possible in development and only then to offset any residual
carbon, making our developments net zero carbon at
completion. As a rasult, all of our developmaents since 2020
have been net zero carbon including 100 Liverpool Street
and 1 Triton Square.

To do this, we undertake whole life carbon assessments on all
developments and major refurbishments, 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 efficlency and
materials selection and speacification.

Low carbon materials

This year we established an internal Low Carbon Materials
Working Group to focus on these opportunities. This has
involved information sharing across our own projects as well
as a comprehensive programme of engagement with teading
constructors, demolition specialists, and concrete, steel and
aluminium producers. The focus is on materials recovery
including the reuse of steel 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 tc the Concrete
Zero and Steel Zero pledges which are commitments te
reach net zero cancrete and steet by 2050,

1. Investment includes funding from Batish Land, Service Charge and Occupiers.

2. Our Pathway to MNet Zero is avalable on our wabsite britishland.com/
pathway-to-net-zero
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Current estimates for embodied carboen in office
developments are ahead of the glidepath to our 2030 target
of 500kyg COze per sam as shown below:

Offices developments kg CO-e per sgm

éompieted develOpme-n-fg__wm . 408
Development pipeline including 608
campleted developments

Development pipeline excluding 646

completed developments

For new offices developments, we target whole building
operational efficiency of 90kWhe per sgm’, in line with UK
Green Building Council (UKGBC) recommendations. To
support this, we are adopting the NABERS? Design for
Performance approach on all our office developmants;
this is a framework for accurately predicting the energy
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 principies for

all our developments. This includes a requirement for all
development projects to undertake a resource mapping
exercise. For each rmaterial, including steel, concrete, bricks,
timber, glass and furniture, a clear plan is set cut from the
point of disassembly to ultimate reuse or recycling. For
example at 2 Finshury Avenue, with a focus at concapt
stage of maximising material value, we identified uses for the
majority of aluminiurm in the existing building, with solutions
ranging from ceiling, {ift lobby and washroom cladding, to
bicycle lockers and reused radiator panels.

The practicalities of live construction sites in central LLondon
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
commaearcial project. We have plans to upcycie 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 equatl quality and properties as the existing material,
which is distinct from common downcycling practices

where quality or properties are diminished in the process

Looking 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 Bult Enviroament Rating System.
Sce brtisniand.com/offsetting on ocur website
See sotalls of these carnon credits in cur Sustainamility Progress Reoort.

b

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 completed a review
of the waste produced at our Regent's Place Campus and
looked at the possikiiities of reusing some of the biggest
carbon rich waste streams as alternative materials and
products. Waste products such as coffee grounds, cardboard,
timber, ceiling tiles and polystyrene showed good potential.

Offsetting strategy

In line with our commitment te achieving a net zero carbon
portfolio by 2030 we currentiy offset any residual embodied
carbon in our developments This is the residual embodied
carbon that remains once viable options 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
Cffset Policy’, setting out the core criteria required for
carbon credits and our additional principles and priorities
when selecting projects. We prioritise purchasing carbon
credits from high gquality 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 process on the projects prior to selaction.
We recognise that the voluntary carbon market is fast-
evolving and so this strategy is subject to a regular review
as guidelings and cur preferences evolve. In addition, we
are exploring local epportunities for carbon offsetting to
compliment cur strategy.

We now pre purchase carbon credits for our committed
developments, both to ensure that we can select our
preferred projects and to provide greater certainty over
the costs. Thisis in line with the rising price of carbon
credits being identified as a long term risk (page 943 Once
a development has reached RIBA Stage 5 (Manufacturing
and Construction), we retire approximately 50% of the pre
purchased carbon credits with the remainder being ratired
at practical completion

This year with our joint venture partner we pre purchased
carbon credits equivalent to c.67% of the embodied carbon
in our committed development pipelina. Fellowing 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 tasles in our Sustanability Progross Regort at britisniand.com/cata
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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 it 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.

fmage is g CG/

3 Sheldon Square

At 2 Shelden Sguare, we are retaining the existing
structure, fagade and fiooring. The balconies we

are adding can be disassembled at the end of their
serviceable life and reused/recycled elsewhere. We have
worked with Glebechain (see page 76) to ensurs that any
materials not used by us are used by local charity and
community groups or recycled.

The refurbished buiiding wili target a NABERS 4.5 star
rating and will be fully electric. It will incorporate smart
enabled building services and controls, which means
the building can adapt quickly te changes in user needs
so energy is not wasted. These initiatives, together with
the cverarching refurbishment, deliver an improvement
in operational energy efficiency of over 40% when
compared to the existing building as well as a

minimum EPC B rating.

Imago /s a CGJ
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2. Operational carbon in the standing portfolio
This year we achieved & 40% reduction in carbon intensity
and a 22% improvernent in whole building operational
energy intensity against our Y19 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 carben efficient interventions are
having an 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 unwind as office use and occupancy
further normalises. More detail 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 portfolio, and this year, the most impactful of
these recommendations were integrated within the business
plans for our assets. Many of these initiatives are ifecycle
replacements providing opportunities to introduce low
carbon technologies such as replacing gas boilers with air
or water source heat pumps, LED lighting and fan coil units.
More detail on the progress of our Pathway is set out in our
Sustainability Praogress Report.

While our focus is on achieving a net zero portfolio, we

also recognise that forthcoming Minimum Energy Efficiency
Standard (MEES) legisiation will require all our buildings to
be ERC A or 8 by 2030. Our net zero interventions should
help deliver this and overall we have estimated the total

cost of EPC campliance 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 36% 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 to explore how smart technologies can make
our buildings more energy efficient. At 100 Liverpool Street,
we have rolled out BL Connected, our Smart platform, across
landlord controlled space, including Storey. This generates
data from the building to drive energy efficigncies In our
Storey space, where people work more flexibly, we use
sensors to optimise the heating, lighting and cooling based
on occupancy and other environmental internal 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 cffice buildings in FY24, A wider deployment
planis in progress. To generate further efficiencies, we are
taking this to our occupiers and have active conversations
at 1 Broadgate and Norton Folgate to share data or extend
our platform inte their space. We expect cccupier interest
to escalate going forward as they look tc 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 ana offsite renewable
energy sources. Already we have two megawatt peak of solar
capacity across our portfolio (of which half is at Meadowhall)
and following a refresh of our portfolio wide feasibility study,
we have selected twao pilot sites for installing solar on retaii
park roof space. In addition, we are exploring the possibility
of building a solar car port at Meadowhall, making use of
some our 2.9m sq ft parking facilities.

We are a signatory to REI00, which commits 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 Agreements (PPAs) but recent volatility

in the energy markets has made this more challenging.

reduction in Offices carbon intensity against baseline
(whote building)

reduction in Shopping Centres carbon intensity against
baseline (common parts)

2 megawatt peak

of solar capacity across our portfolio

Biodiversity

We recognise the importance of biodiversity and in
particular, the kay role it has in supporting the wellbeing of
customers and visitors to our places. With over 100 acres of
land in London under our control, biodwersity is a significant
consideration for us. in addition, our Materiality Review (see

page 88) identified bicdiversity as one of the areas where
British Land has significant impacst.

Al aur Campuses have biodiversity action plans and this year
we completed a bicdiversity baseline exercise where we are
making improvements, enabling us to accurately measure our
percentage net gain. We are now cemmissioning 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 bicdiversity in line with
the TNFD requirements.

1 Office parformance 1s reported pecauss tne data relates to the whole bullaing
and aligrms with our 2030 targets Retall cata s common parts only, whale
buld:ng retail data well be reportog froe FY24.

. Remewable Energy Guarantees of Origin
Renewable Gas Guarantees of Origen.

4 For maore information on our renewanie eneqgy performance soc aur

Sustainaniity Pragress Raoart Brtisalang com/idara

W
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Regent’s Place public realm

As part of the second 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 a 357 sgm
hiodiverse modular green wall containing a diverse mix
of plant life and multiple insect habitat boxes, providing
nesting oppartunities for insects, birds and bats. 12 trees
which could not be accommodated were moved to
Regent's Park and any scil not needed was reused at

a local school garden. These inifiatives have delivered

a 39% biodiversity net gain.

. For detail on our approach to climate resilience,
please see our TCFD disclosure on pages 90-101.

Thne British Land Company 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 portfolio.
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 Breadwalk House.

~. Read more in our Sustainability Progress Report at
7 britishland.com/data
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SOCIAL REVIEW

2N

090
N

THRIVING
PLACES

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

This year, we refreshed our social impact strategy, guided by
feedback from a materiality assessment by JLL, aleng with
independent research and input from a range of stakeholders,
including community partners, local authorities, colleagues,
customers and suppliers.

Qur updated strategy is to focus on three key areas
where we can make a difference: education, employment
and affordable space. The way we do this is always Place
Based - tailored around local needs and opportunities for
the communities at each place

Three earlier commitments are now fully integrated into
business as usual. Connecting with customaers, community
partners and suppliers around local pricrities underpins

our social impact strategy. Supporting local businesses and
organisations is at the heart of our focus on affordable space.
wellbeing is central to our purpose of creating and managing
outstanding places.

in February, wea committed to a £25m Social Impact Fund

to 2030, comprising at {east £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 cffering
affordable space to a broad range of local organisations.,

. For more on cur social impact strategy, see our Local
7 Charter: britishland.com/local-charter

Social impact

£25m

Socia! Impact Fund to 2030

£12.5m"

social value generated

26,000

beneficiaries 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 our
reporting to cover all activities and we will set a social value
target to 2030. Qur 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 more information on how our sacial value figure 1s calculated
please see the Social Valua tabla in the Sustamability Progress Repart
britishland.com/data

2. Social value reporting applics proxy values to social impact outcomes ta
provide an indicative financiat value
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Education

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

This year, we delivered 62 needs-bhased education initiatives
at our places. These ranged from primary school projects and
secondary school workshops to college events and university
challenges, along with mentoring, talks and educational
events. They often brought together our customers,
suppliers and local partners.

16,600 people benefited from education programmes at our
places in FY23. This brings the number of beneficiaries since
2021to 45,451, progressing towards our target of 80,000 to
be delivered between 2020 and 2030.

We continued cur partnership with the National Literacy
Trust across 25 of our places, working collaboratively with
our customers and local schools to encourage an additional
4,625 children to read for pleasure and improve therr literacy
skills. Together, we have reached 68,345 children across the
UK since 2071

Empioyment

We support local training and jobs through Bright Lights, our
skills and employment programme, working with customers,
suppliers and local partrers across our portfolic. This
empowers local peaple to access cpportunities 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 deliverad 31
employment initiatives including pre-employment training,
virtual programmes, mentoring, work placements, graduate
schemes, internships and apprenticeships

2,300 people benefited from meaningful employment support
at our places in FY23, with 580 securing employment. This
brings the number of Bright Lights beneficiaries to 4,402
since 2020, progressing towards our target of 10,000 by
2030 Applying a robust approach to reporting, we only
count people who receive meaningful life-enhancing support
Many mare individuals enral 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 parinership had

a focus on developing the skills and resilience of candidates
facing soaring living costs. 157 people received employment
training and support with 140 moving into employment as

a result of our support. Capital City Partnership also ran an
Employer Fund to support small businesses to respond to
economic uncertainty and have faunched a Proud to Care
campaign to suppoert the recruitment crisis in care.

Social impact - education and employment
16,600
beneficiaries from our education programmes in FY23

2,300

beneficiaries of our employment programmes in FY23

580

peopie supported into jobs in FY23

Affordable space

We provide affordable space to a broad range of local
organisations. This leverages our strengths - our <ore
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, including 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 organisations. In light of the cost of living crisis we
have also worked to use our spaces to 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.

in 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 model across the UK, including
at Ealing Broadway, Meadowhall in Sheffield and Old Market
in Hereford and, most recently, at Fort Kinnaird in Edinburgh,
where we've opened 6,500 sq ft of retail, gallery, event and
community space with The Leith Celiective.

For our customers, these local independents are a point

of difference in our retail mix, something people can’t get
anywhere efse, and another reason to visit our places They
help us build local relationships and make a long-lasting,
positive social impact In our communities

Social impact - affordable space

affordable space in FY23
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NDT Broadgate

Together with fong-standing partner New Dicrama Theatre
(NDT) at Regent's Place, we launched NDT Broadgate to
fuel the recovery of the arts post-pandemic. This provided
over 20,000 sg ft of creative space free to independent and
freelance artists, from August 2027 to July 2022. The first
project 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 supported 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

gross revenue for the UK economy

1,000+

fuli-time jobs supported

“When the pandeimic 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 Diractor & CEQ, New Diorama Theatre
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Campus Community Funds

Facilitating stronger customer and community relationships
is one of our strongest social contributions,

We now have collaborative community funds with customers
on all 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, pledge funds and award grants This has
alsc led to more customers volunteering their skills locally
and strengthening loca! connections across cur campuses
and communities,

in F¥22 16 customers, local stakeholders and British Land
pledged £230,000 te cur 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 homeless people in
Camden, and Weastminster Befriend a Family, which provides
mentoring to young refugees and asylum seekers.

Soclal impact

beneficiaries from Campus Community Fund funded projects
since 2022

“By bringing together different occupiers
of Regent’s Place, Rritish L.and is enabling
Js to maximise and amplify our impact by
helping us collaborate and come together
to solve things that matter to us as
a community. 1t'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 individuals to gain English qualifications. The students
ranged between 18 and 70 yaars oid with 84% belng 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, logcal organisations and volunteers in communities
around our places. From our learnings through Covid-19, we
are focusing pur support on our partner organisations, who
are facing unprecedented demands on their services.

in November, we committed £200,000 to a dedicated
Cost of Living Fund. We immediately pledged £25,000
to the Trussell Trust's emergency foocdbank appeal and
£25,000 to Shelter's hardship fund for people experiencing

Our external commitments and social sustainability benchmarks

a homelessness emergency We also contributed inflationary
uplifts to allow partners to continue providing frontline
services and made one-coff donations to close partners

for targeted prograrmmmes that reflect changing local 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 foed hampers and a
community event with Middlesbrough Football Club Foundation.

Building on the success of our collaboration during Covid-19,
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

000
™A

RESPONSIBLE

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.

Our 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
123126 and 130

AN
-7

Responsible procurement

A strong relationship with our supplier partners plays a

key role in the successful delivery of our strategy which is
governad by our Supplier Code of Conduct. This sets cut clear
social, ethical and environmental obligations for our supply
chain partners and prornotes safe and fair working conditions.
it is mandatory for all supplier partners.

Against modern slavery

We uphald the human rights of our employees and
throughout the supply chain. We have provided anti-modern
slavery training to all empioyees. Through our 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, health and safety, equal
opportunities, fair reward, working 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 dialocgue, identify issues
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 exploitation.

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, Paddingten 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 been a signatory to the UK Government’s Prompt
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 cut
groups with the senior leadership team. The conference
showcased our joint winners of ‘Supplier of the Year’,
Globechain ang KpH.

KpH, a deconstruction firm, and Gigbechain, a provider

of a marketplace for up-cycling and free issuing of building
components, worked together on the strip-out of Exchange
Mouse to ensure that minimal waste was created. They
taught their teams to carefully remaove items so they could
be reused. Globechain and KPH avoided over 130 tonnes of
waste materials by distributing lights, floor tiles, telecoms
eqguipment and other items to 15 charities and not-for-profit
organisations. The partnership between Globechain, KpH and
British Land was a great example of how collabarating with
suppliers supports the delivery of our Sustainability Strategy.

100%

British Land employees pald at teast the Real Living Wage

93%

supplier workforce at our places paid at least the Real
Living Wage

1 For mare information on Prompt Payment see the 2023 Sustainabitity
Progress Report at britishland.com/data
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SUSTAINABILITY ISSUES

We recognise the importance of regular
materiality assessments to understand the
relative importance of kKey sustainability

issues to British Land and our stakeholders.

This helps provide a framework for
prioritising our efforts and our capital,
both now and in the future. Given the
macro events that have occurred in
recent years, we felt it was important
to revisit our framework this year.

l Regent's Place

88 British Land Annual Report and Accounts 2023

Materiality assessment - our approach

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
as well as the impact our business has on people and

the environment. OQur review involved comprehensive
angagement with internal and externat stakeholdars at
different stages in their careers to understand the issues
that mattered to therm. We also ensured the stakeholder
group represented a diversity of views and backgrounds.

Doubie materiality evaluates not only the financial
impacts of £ESG issues on the Company but also the
impact 08f the Company on the envircnment and society

Working with JLL, we identified a comprehensive

set of issues material to our business and the stakehoider
groups we would approach to evaluate them. Stakeholders
include a broad range of internal and external stakeholders
such as employees, occupiers, joint venture partners,
suppliers, NGQOs, investors, and local authorities.

A differentiated aspect 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 questionnaires these
material issues were ranked {o create a materiality matrix
which was presented to our Beoard level E5G Committee
and Executive Committee.

The biue quadrant of our materiality matrix, which contains
the issues which are considered to be most impactfui,
highlights key tapics that are already high on our agenda
including climate and the environment and social impact.
Our envirenmental and social sustainability teams are

now progressing the opportunities identified through this
workstream. We will integrate the cutcome of our materiabty
assessment into our risk management process. It also
influences our business activities and Sustainability Strategy.




2023 materiality matrix
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British Land’s impact on people 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 britishland.com/materiality
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES

CLIMATE-RELATED
FINANCIAL DISCLOSURES

introduction

The following climate-related financial disclosures are consistent with all the Task Force on Climate-Related Financial
Disclosures (TCFD) recommendations and recommended disclosures set out in the report entitled ‘Recemmendations of the
Task Force on Climate-related Financial Disclosuras’ 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 recommendations can be located within this report.

Progress

Secten Recommendation

Page numbar

Gover-n-a"ﬁa-e“m - Desc”rrigg?ge boé}azggéréight of climate:f-ét--a;ted risks réonsistent 91

and ocpportunities

Desé}.i-k-aé”r-'r-’-wan-agement’s rolériﬁwe';'s;gs;rr;ggﬁgﬁﬂénagimg o 'Cc')rnrsristen't 91

climate-related risks and opportunities
Strategy " Describe the climate-related risks and opportunities " Consistent 93

the organisation has identified over the short, medium

and long term

Describe the |mpactof climaigtrgiated risks ahd 'dp';;or:tunitées Consistent 96 T

on the organisation’s business strategy and financial planning

Describe thé ré.sw:ﬁ-é.r-\-ce of the organisagc;x:!:gaiaitggi faking Consisténtﬂ ' 98

into considaeration different climate-related scenarios,

including a 2°C or lower scenario
éiék Management 7'Dﬂe"sic?iga:ﬁgo}ganisation's processeé fo-r; identifying and Consistent ] 99

assessing climate-related risks

Des-cribe the orgamsatlé;’isﬁproce’sisgswfo'r'managfng ' ' o Consistent 99 T

climate-related risks

Bérsc”ri'be how procesﬁés'fé?idéntifyéng and managing “.-Eér-w.si.stent 99

climate-related risks are integrated into the organisation’s

cverall risk management
Met;iés a-nd "‘l;ar.g.ets Disciose thré”r:sgégrics ?saby the organisation to a_s-s"és-s ’ Consistenf o 10707777”7 -

climate-related risks and opportunities in line with its strategy

and risk management process

Disclose Scope“'lj Sé-o'b-e 2, and, if approprza?e, Scob;'ﬁ Consistent 103 o

agreenhousea gas (GHG) emissions, and the related risks

DESCi’iBéThe targets used by the organisation to manage Consistent B 99 o

climate-related 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 our assets are exposed to the effects of chmate  for around 40% of global greenhouse gas emissions. We
change and that this could have rea! implications for the therefare acknowledge cur responsibility to minimise our
financia! strength and resilience of our business. We also carbon footprint as we develop and operate our buildings
recognise that opportunities could arise. We are therefore and work closely with cur 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 stratagic framework.
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Our achievements in developing and managing sustainable
space have been recognised for 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
embeodied carbon in developments by 50% and operational
carbon intensity by 75%. Our goals are shared by our
investors, customers, partners and pecple. We believe

that gelivering on these targets will create value for

our business as demand from occupiers and investors

gravitates towards the best, most sustainable space.

We published our Pathway to Net Zero in December 2020
and in 2021, the Science Based Targets initiative (SBTi}
validated our fandlord target as 1.5°C-aligned and our

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 commitmeant to procure renewable
power and the Business Ambition for 1.5°C. Foliowing full
consistency with the TCFD recommendations last year, the
next step in our journey is a formal transition plan which we
will align to the Transition Plan Taskforce recommendations

as they evoive.

Governance

(a) The Board has ultimate oversight of
climate-related risks and opportunities

The Board of Directars has ultimate responsibility for setting
the Company’s strategy, which incorporates climate-related
risks and opportunities. The Board delegates day-to-day
responsibility for all etements of strategy, including climate-
related, to the Chief Executive Officer {CEQ). The CEOC has
raeceived 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 (CFC) who
is the Board Rirector responsible for climate-related issues
and is alsc chair ¢f the Risk Committee Qur Chief Operating
Officer (COO) is the Executive Committee member
responsible for delivering our Sustainability Strategy,

and chairs the Sustainability Committee (SusCa).

The Board is updated on climate-retated issues at least
annuaily. At the Board annual off-site strategy event,

The British Land Company PLC Q0621320

sustainability matters were included within the discussion L

of each element of our strategy, including developments,
Campuses, and Retail and London Urban Logistics.

Climate change is also considered by our Boargd Committees,
The ESG Committee, which is attended by the CEOQ, CFO and
COQ, meets three times a year and oversees the delivery of
the Sustainability Strategy, including management of climate-
related risks. COn each cccasion, the Committee receives an
update from the Sustainability team, which typically includes
detaiied coverage of the net zerc strategy and progress
against our Pathway to Net Zero, EPC compliance and
sustainahility reporting.

Governance framework

Executive and Management

] I Board

Sustainability Committea
Responsible for delivery of

ESG Committee

Oversees Sustainability

Sustainability Strategy

Executive Committee

Supports delivery of
Sustainability Strategy

Investment Committee

Ensures investment decisions

are consistent with
Sustainability Strategy

Strategy

Remuneration Committee
> Sets and monitors ESG
targetls

4

Risk Committee

Moniters climate-related risks

Audit Committee

* For more information about the governance

framework, sce page 112

Monitors climate-related
disclosures

Board of Directors

Responsible for overall
strategy

1 Source Werld Groen Bullding Council.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

Achievement of environmeantal KPls 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
cperatiocnal energy and the Annual Incentive Plan is linked to
our progress an portfolic EPC ratings and our perfarmance in
GRESRB, the international real estate sustalnability 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
our response to climate-related risks and opportunities,
to the Executive Committee. The Executive Cormmittee
member who feads the delivery of the Sustainability Strategy
is the Chief Operating Officer (COQ), who is Chair of the
Sustainability Committee. To support delivery of the
strategy, each Executive Committee member has at least
one sustainability-related annua! objective and supporting
objectives are cascaded across their teams.

Climate change and sustainability considerations are integral
to cur 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 our Sustainability Committee was refocused.

it remains chaired by the COO but formal members now
include 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 ara 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 leadars from
across the business, including real estate. procurement,
development, finance and property management Cach
business area maintains a comprehensive risk register, which
is reviewed by the Risk Commitiee. The Sustainability team
works with business teams to identify climate risks through a
process involving trend analysis and stakeholder engagement.
ldentified risks are incorporated into our risk frarnework and
managed by the appropriate business areas. This process

{s part of our ‘Environmental Sustainability' principal risk
management. KPls monitored within this category include
EFPC performance, the percentage of our portfolic at high
risk of flood and the forecast cost of carbon emissions for
the portfolio 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

to the Audit Committee.

Progress against cur TCFD recormmendations is reported to 1
the Risk and Sustainability Committees, which meet at least

three times a year. Following 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 appraval process following

a recommendation from the Audit Committee.

Governance in action:

- Decision making: The Rermuneration Committee approved
the introduction of the 2030 carbon reduction targets
and other sustainabibity measures into the performance
targets for Executive Directors and Executive Committee
remuneration. These formed part of the new Remuneration
Policy which was approved by shareholders at the
2022 AGM,

- Training: Sustainability training is mandatory for all
employees and role specific sustainability training is
being rolied out where appropriate. The COC attended
The Prince of Wales’s Business & Sustainability Programme
at the Cambnidge Institute for Sustainability Leadership.

- Reporting: At the request of the ESG Committee, a
benchmarking review of cur Sustainability Progress Report
was performed which identified potential opportunities
but also confirmed that our disclosure was in ling with best
practlice. JLL completed a double materiality review which
identified not only the key sustainability issues impacting
British Land but also the impact of our business in thase
kKey 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 organisational response to these risks

presentation of time frames and (iv) how we
incorporate resilience to climate change into
the organisation.

Risk quantification to determine materiality:

To determine materiality, Wiilis Towers Watson supported
British Land in undertaking quantitative physical and
transition scenario analyses’. This process reviewed the
potential impact of over 20 physical and transition-related
issues, and the assessment included input from key business
areas acroess 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
opportunities we continue to monitor are also identified

Potential financial impact

. e

High

Cost of MEES”
compliance
(long term risk)

Increasing customer .
demand for green,

low carbop building

{iong term opportumty}

Potential financial impact
Medium
|

tncreasing price
. of carbon offsets

. (long term risk)
Flood risk vulnerability

{short & long term risk) .

Low
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Continue to monitor:
Risks T
Customer demand for
sustainable space results in a
‘brown discount’ to rents at less

sustainable assets
Tenant business model
impacted by transition

Opporiunit.cs

Premium pricing for
sustainable space results
in ‘green’ premium

Increased access to
capital for sustainable

Low Medium
® Risk tikelthood
@ Opportunity

1. Scenano analysis 1s covered on pages 97-98
2 Minimum Energy Efficiency Standards

businesses
Increased cost of raw materials

Increased cost of capital

F¥Y23 has seen 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 opportunity in line
with the likelihocd-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 framework. Risks are evaluated by the
combination of their potential impact (financial and
reputationa’) and their likelihood.

Low Medum  High

" £10m to
£100m

Greater than
£100m

Leass than
£10m

Financial impact
thresholds (£)

Likelihood threshoids 0-33% - 77?;737:656% 7 Greater than
{chance of occurrence 66%
in a given year)

Reputational impact Limited Significant Significant
thresholds reputational temporary sustained
impact or limited Impact
sustained
impact
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) contrnucd

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. it 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 (see 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) _

Potentiar
financal irrpact

Pr mary risk driver kothood

#1 Fiood risk vulnerability of assets (current climate)

Losses from assets located in high
flood risk zones, primarlly the cost
to repair assets, cost of business
interruption and increased
insurance costs

Mean loss:
<£Im

tow to
medium

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:

Clirrata nsk and opporturity category

o
=

Fimanciat impact category
Physical risk -
acute

g— Income statement
53—

Transition rnisk -

@....

@ Balance sheet
regulatory

Al

' Transien risk or
opportunity - market

Explanat.on & m tigation

Willis Towers Watsen performed climate risk modelling
{simuiating many thousands of events) based on current and
future climate conditions far the current portfolio using the
assets’ total insured value. Losses modelled were based on

low likelihood events for a ‘bad’ year, which is assumed to be a
17100 annual likelihood across the simulations. Modelled losses
consider current flood defences and the impact was pro-rated
by British Land ownership. These (osses are fully insured against.

Since 201 we have commissionad periodic ficod risk
assessments across the portfolio and (ssued flood management
plans to sites at high risk. Since 2007, our {insured) actual
annual mean loss is below the modelled value of £1m.

Long term risks (5-10 years)

Primary risk arver

Putentia.
fmancial impact

vikel hood

H#2 Increasing price of carbon credits

Net zeroc commitments by global
corporates lead to increased
demand for carbon credits,
resulting in higher and/or
volatile credit prices

High £0.75m for
every 100%
increase in
the price

of carbon
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Explanation & m' gation

5 —

= e
British Land has committed to offsetting the embodied carbaon

of all new developments and major refurbishments, estimated
to be ¢.300,000 1COse.

[ J—

5 ——

Qur scenaric analysis implied a wide range of outcomes for the
price of carbon. We have therefore provided an estimate of the
financial impact of the annualised additiona! cost of carbon
credits if the credit price rises by 100% from our current
anticipated price (E20 per tonne). This is £0.756m.

To mitigate this risk, our approach is to purchase carbon
credits for our developments at the point of commitment and
this year we have purchased sufficient carbon credits to offset
embodied carban in ¢.67% of our committed development
pipeline. In addition, cur internal carbon levy would cover

a carbon price increase of up to £60 per tonne,




Patential
financial simpace

Srimary rsk griver Lkethood

#3 Cost of complying witﬂl-rnmrrnirnimum EPC standards
{MEES compliance)

£12.5m
per year

Cost of upgrading assets to
comply with proposed MEES
lagislation that properties hold
a minimum B’ rating by 2030

High

Explanaton % m:Migation
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MEES (Minimum Energy Efficiency Standard) legislation is
expected to require all commercial property to be a minimum
EPC A or B by 2030. The estimated retrofit cost for our current
portfolic to achieve this is ¢.£100m which was confirmed by
our net zero audits which were complieted at all cur major
office and retail assets in FY22. 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 also expect to derive energy
efficiency benefits and related cost savings as a result.

Our Transition Vehicle (see page 79) was established to help
finance the retrofitting of our portfolio, which includes (but
goes beyond) proposed MEES requirements. £7m has been
committed to spend on Net Zere interventions to date.

Post 2050 risks

Patential financisl
impact

Primary r sk driver Likelhood

t#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 Losses in a

of business interruption and

increased insurance costs
bad year:

£20-30m

reprasentative

Explanation & mitigat:on

/fV@

[, r—

F3
-~

[ p—

90—

Willis Towers Watson undertook equivalent climate risk
modelling analysis for future climates with the same approach
as described in Risk #1 for the current climate.

For the representative bad year, lower banding reflects
lossas in the two-degree (RCP2.6) scenaric, and the upper
banding reflects losses in the four-degree (RCP8.5) scenario.

These modelled losses were pro-rated by BL ownearship share.
Undar current market conditions these losses are insured
against and would not be suffered by the Group under narmal
circumstances, although we recognise that in the long term
specific assets could face cost increases or difficulty
obtaining insurance.

Climate-related opportunities

Primary opporturity drivor Likelihood

Exptanation & mitigation

#1 Increasing customer demand for green, low carbon buildings resuits in a rental premium

and faster rates of letting

An increasing number of our High €7m
customers have announced

nat zero commitments. As our

portfolio transitions to net zero,

the mest efficient, highly

rated green buildings may

let quicker and at a premium

to market rents.

2]i= 0

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 Qutstanding 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 Qutstanding.

The portfolio’s environmental credentials will be further
strengthened as we deliver against our 2030 ambitions
to enhance the porifolio's energy and carbeon performance.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) contrhued

Impact of climate-related risks and opportunities on
business strategy and financial planning

Physical climate risks (Risks 1, 4) are managed through our
key policies on development, operations and acquisitions.
Transition risks and opportunities (Risks 2-3, Opportunity 1)

Imgact on strategy

Upgrading the standing portfolio (products & services, operations)

- Net zero audits of our major assets completed
in FY22

- Individual asset plans for FY23 incorporate the
most impactful recommendations

- Progress against 2030 energy and carbon
targets (see page 72) reviewed quarterly

- 2030 energy and carbon targets now included
with executive remuneration (see page 146)

impact en financial pianning

are addressed through the delivery of our Pathway to
Net Zero, which affects all aspects of our business with
key targets noted in the Metrics saction below. This work
contributes diractly to delivering our corparate strategy
(see page 12), and this includes:

- Cost of net zaro transition (per net zero audits) and EPC upgrades
(Risk #3) incorporated into asset business plans

- Medium term forecasting incorporates initiatives which support
our 2030 energy and carbon targets

- Development decisions incorporate the environmenta!l impacts of
alternative schemes including refurbishment and redeveiopment

Developing sustainable buildings (products and services, revenues, access to capital)

- Sustainability Brief for Developments and
Operations sets stretching targets for major
developrnents and refurbishments

- Adopting NABERS UK for all office schemes

- Sustainability Brief includes climate resilience
requirements including the completion of a Flood
Risk Assessment and incorporating sustainable
drainage throuagh design

Internal price of carbon (value chain, capital expenditures)

- internal tevy of £60/tonne of embaodied carbon
on developments adopted as part of our 2030
Sustainability Strategy, incentivising low
carbon developmant

- Sustainable building certifications can support management
of our cost of capital by providing access to green finance

- QOur portfolio of green buildings is reviewed regularly by our
Treasury team when considering options o issue green debt
and establish E5SG-linked revolving credit facilities (see page 44)

- Funding generated by the levy is available to i) pay for the cost
of carbon credits to offset residual embedied carbon in
developments and i) finance energy efficient interventions on
the standing portfolio, managed by our Transition Vehicle

(see page 79)

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
risk exposure and EPC rating

significant redevelopment potential. The cost of delivering
a higher rated product is integrated within our appraisals

- 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 Introduction to scenario analysis

This year we took a number of decisions to support our 2030 British Land has worked with expert advisers to identify
ocperational carbon target, specifically a 75% reduction in and assess our exposure to climate-related risks and
operational carbon intensity across our portfolic and a 25% oppoertunities over the past six years. Most recently,
improvement in whole building energy efficiency, including: quantitative scenario analysis was undertaken by Willis

Towers Watson in 2020-22 which has guided this disciosure.
This scenario analysis was reviewed in the FY23 reporting
year and remains approptiate; reviews will be conducted
annually, and the scenaric analysis will be updated as and
when required.

- At The Dock Shed, Phase 1 of Canada Water, we made a
decision to remove gas from the building which will now
be all-electric

- We committed to an ali-electric refurbishment of
3 Sheldon Square at Paddington Central following

an appraisal of a net zero and a more traditional Time horizons: cur scenaric analyses are spht into two
refurbishment which indicated that the net zero timeframes, 2020-30 and post-2050. In our initiat scenario
plans could deliver significant energy and varbon analyses, we chose not to quantify risks across the 2030-
savings without material additional cost 2050 timeframe. For physical risks, it is only post-2050 when

future scenarics start to meaningfully differentiate from the
current climate. For transition risks, when gquantifying risks
beyond a 10-year timeframe, the underlying assumptions
bagin to play an increasingly significant role in the resulting
values. Due to the level of uncertainty that accompanies
thesa longear tarm assumptions, our initial analysis focused
on the current decade to 2030.

~ 7 20302050 Post-2050

wzo2080 T

sessed the ph sosed by the | "~ Using the IPCC’s Representative Concentration

:L\Ssessed tha phyéicél riskﬁ posed b; the r-\l_.o-tmc-(-)-nsiderea N

current climate and the transition risks Pathways (RCPs), we assessed the physical risk posed
posed by 1.5°C and 2°C aligned transition by 2°C (RCP2.6) and 4°C (RCP8.5) climate trajectories
scenarios. This period aligns with our (for details on RCPs see below). This timeframe was
corporate strategy time horizens: selected as these trajectories begin to meaningfully

diverge after 2050, making it a relevant timeframe
for our current portfolio as the standard design life
of a building is 60 years.

- Short term <12 manths
- Medium term 1-5 years
- Long term 5-10 years

British Land scenario analysis - scenarios considered
The tables below detail the physical and transition scenarios chasen and the time frames that our business assessed
itseif against.

Physical risk scenarios and parameters

The IPCC's RCP2.6 scenario represents a pathway that is likely to limit global warming to betow 2°C.

The IPCC’s RCPB.5 scenario fépresents a high emissions scenario where warming may exceed 4°C.

Phyéical chr;wate_r_ls;s;ssessed
{iy River flood, (i) Coastal flood, (i1} Flash flood, (iv) Windstorm, {v) Hail, {vi} Lightning, (vii) Heat stress

ares Ruvar flood modalling Coastal flood madelling

Time frame SCQn;cs_- Atmogpr;;zr\c CO: Temperéiljr’e nse'  Scalevel
SQUrees SQUFCEs
2020 to 2030 Current 410 ppm 11°C Munich Re Nathan? Willis Towers Watson
climate based on JBA proprietary coastal
flood maps flood exposure model
Post-2050  RCP26(2°C) 450 ppm  16°C > 0.55m  Munich Re climate  Munich Re climate
hazard conditioned hazard sea level rise
s e e - —-—- based JBA flood maps data combined with
RCP8S5 (4°C)  >1000ppm  4.3°C > G.78m & Coupled Modet storm surge

Intercompariscn
Project Phase 5

1. Values in comparisan to pra-ndustrial timas.
2. Mumicn Re Matnan is 2 tool for assessing physical risks based on hazard zones.
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TASK FORCE ON CL!MATE-RELATED FINANCIAL DISCLCSURES (TCFD) continued

Transition risk scenarios and parameters

The Paris Consistent (2°C) scenaric is based on the Paris Agreement commitments of over 180 ¢ountries to limit global

warming to well below 2°C,

Tpce

T.me frarme Sconarios

Tha Net Z-err-:;.Wc;-r-ld.(_T-.-S"é)r scanaric assumas mare ambitious fa%ets that would é‘r-\ébfé“gk)‘b-al net zero by 2050,

124 scenarios

NGFS - Ter"rpey;arturu ) 203() Uk prlc’érof G\oha' -

scenar.os scenarnios Fise by carbon net zaro
2081-2100 achieved by
2020 to Net Zero Orderly S5P1-19 NEZ2050 Net Zero < 1.5°C $155 to $454 2050
2030 World (31.5°C) 2050
scenario ~ e e e — - - e e -
Disarderly Divergant $225 10 $418
Paris Orderly S5P1-2.8 Sustainable Below 2°C < 2°C 354 to $97 2070
Consistent o Development o
(2°C) scenario  pusorderly Scenario Delayed 30 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, our portfolio’s exposure to high
Aood risk is limited to 4% of properties (by insured value).

We cansider resilience to long term flood risk through the
requirements of the ‘Climate Resilience’ section of our
Sustainability Brief for Develepments and Operations.

Transition risk:

Through our Pathway to Net Zero and our 2030
environmental targets we have a clear plan to improve

the energy efficiency of our portfalio which will result

in the upgrading of EPCs in line with the proposed 2030
MEES threshold. Our internal carbon levy coupied with our
Transition Vehicle provides the Company with a farmat orice
of carbon and introduces a governance structure which
supports our focus on seeking high quality carbon credits
while managing cost risk.

Transition opportunities:

Cur developmeant gipeling’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

portfolic - driven in part by our Sustainable Finance Framewark.

1. Tne Stantec flood risk assessment nas ceen used to classify tne current flood

risic of tne 13 orogertics not inciuded 11 the Willis Towers Watsgn assess—ent.
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Resilience to post-2050 scenatios

Physical risk:

In the two post-2060 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.

tn the 4° scanario (RCPE.5), the high-emissions scenaric
where no additional action is taken to protect assets or

London, exposure to high flood risk could be up to 12%

of insured value.,

wWe consider resiiience to long term flood risk through
the requirements of the ‘Climate Resilience’ section of
our Sustainability Brief for Developments and Operations.



Risk management

Identifying climate-related risks

We have a rigorous process for identifying and assessing
climate-related 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 determina
the relative significance of principal risks. For specialist
analysis, British Land engages expert advisers, notably Willis
Towers Watson who undertook the guantitative scenario
analyses. We determine the materiality of potential risks
(including climate-related risks) using Lhe corporate risk
thresholds noted on page 93.

Our risk register tracks:

i. Description of the risk (identification)

ii. Impact-likelihood rating (evaluation enabling prioritisation)
iii. Mitigants (mitigation)

v Risk ownear (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 enviranmental criteria
for acguiring a new property, including energy efficiency and
flood risk categories. Qur 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 embodiad
carbon reductions.

The Sustainability Committee, chaired by the Chief Operating
GCfficer, 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 Transiticn Vehicle (see page 79).

Managing climate-related risks

We have well-established processes for managing climate-
related risks. Our 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-likelihood rating is our primary metric for
prioritising risks. As a principal risk category, climate

change risks ara logged in our corporate risk register with
key changes reviewed quarterly by the Risk Committae. The
Soard is ultimately responsible for and determines the nature
and extent of principal risks.

7\ See our Sustainability Progress Report? for British Land’s
full set of climate and energy performance reporting and
S5ASB metrics.

1. Our Sustainahility Bref for Gevelooments and Opoerations is avallable onling
and can be found at britishland.com/Sustainability-Rrief

2. Our CDP response is avaldable at britishiand com/CRP

3, Qur Sustainability Progress Report i5 avallapie onling and can be found at
britishland com/data.
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Climate change is considered within the 'Envirocnmentat
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, Lega!l and Regulatory’ principal risks.

Risk management in action

- Key risk indicators: there are three environmental key
risk indicators we moniter - EPC performance, pertfolio
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
aur quarterly reporting packs and reported to the ESG
Committee at every meeting

- Customer-controlied space: to heip minimise carbon
emissions on space we do not control, we launched a
comprehensive programme of customer engagement
with four roundtable sessions attended by many of our
top occupiers

- Wa have introduced increased minimum commitments on
DEA&I, sustainability, community investment and working
practices in our supply chain and in our onboarding and
tendering activities

Metrics and targets

To enable our sharehoiders to make informed decisions

we set a broad range of environmental targets and detail
progress against therm alongside a comprehensive set of
climate and energy perfarmance data in our Sustainability
Progress Report? Qur key headline targets are set out below:

Embodied carbon

50% lower embaodied carbon intensity at our offices
developments to below 500kg COse 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 2012

25% improvement in whole building energy efficiency of
existing assets by 2030 vs 2019

We align to externally reccgnised frameworks including the
Sustainability Accounting Standards Board (SASB), the EPRA
Best Practices Recommendations on Sustainability Reporting
and with reference to the Global Reporting Initiative (GRI).
We also participate in international indices including CDP7,
GRESRB and FTSE4Good and performance is disclosed on
page 73 as well as in our Sustainability Progress Report,
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) centinued

(a) Qur metrics to assess climate-related risks and opportunities in line with our strategy and

risk management process
Climate-related risks (KRIs)

) T — i — R 023 202z aown
bolicy énd‘“"Risk #3  EPCsrated A(bYERVY O N ) aa
legal? EPCs rated B (by ERV) o o - 42 34
EPCS rated C (by ERV) - o - 30 34
EPCs rated D (by ERV) o _ 17 20 71
EPCS raj:ﬂg (by ERV) - ) o - - 6 7 )
EPCs rated F (by ERV) L - B - 1 1 5
L EPC’swrated G (by,EBV) 77777 _ 1 2
Extreme Risks #1 Percentage of portfolio located in 100- year fload zones
weather and #4 (% by total insured value) 4% 3% nr
H|gh Hood risk assets with flood management plans (% by value)  100%*:  99% 29%
1. 2021 by floor arga and not ERV.
2. The 2023 value only contains occupied British Land managed properties.
3. EPC data inclucos retall assets located in Scotland.
Climate-related opportumtles (targets and KPls)
o - - '_‘"’ 'k" T T T 023 2025 2021
Resource " Risk #2 T 50% smprovement in em-b_oared carbon sntensxty of major office
efficiency _developments completed from Apr:l 2020 (kg_C_Q?e per sqm) 608 632_ Gig
Oppo'rifumty #1 75% improvement in whole buﬂdmg carbon intensity of the
managed portfoho by 2330 vs 2019 (Cffices) o 40% - 35% 4%
25% improvement in whole ole buil lding energy mtensxty of the
rrrrrrrrrr managed portfolio by 2030 vs 2019 (Offices) o 22%  26% 3%
Energy Opportunlty #1 Electricity purchased from renewable sources (%) o 88% 93% 98%
sources o On sita renewzble snergy genaration (MWh) 2,043 173 1907
Products ' Opporit’unity' #1 Standmg portfoho v@\th green building rgt;ngs (% by floor area) 48% 44% 77727%
and services Developments on track for BREEAM Excellent cr higher (%
by floor area, officesy o 98% _87% 97%
Percentage of gross rental income from BREEAM certified
o ~assets (managed portfolio) o o - 85%  64%  53%
Risk #2 Internal price of carbon (£ per tonne) £60 £60 £60

1t 2021 figura includes Retail and Residential govelopments,

Al data except gross rontal ingome fromn BREEAM and the internal orice of carbaon 1s assurea by DNV - specihe detaits of scope of assurance can ve found in DNV's

Assurance Staternent in ayr Sustainaility Progress Reoort britisnland.com/cata

(b) Qur Scope 1, Scope 2 and Scope 3
greenhouse gas (GHG) emissions, and

the related risks

Our greenhouse gas emissions and associated energy
consumption data is available in the Streamliined Energy
and Carbon Reporting (SECR) section of this Report,
pages 102 to 103, Al our GHG emission data Is subject
to ‘limited assurance’ verification by DNV
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(¢) Cur targets used to manage
climate-related risks and oppertunities
and performance against targets

Our full set of sustainability targets, including our

net zero-aligned science-based targets, are detailed in
the 2023 Sustainability Progress Report. Qur headline
net zero targets are listed in the Opportunities table
above under '‘Resource efficiency’.



i

Our journey to net zero

What we have achieved

2002

First Environment
and Social Report

2021

Science based
targets validated by
| SBTi, Pathway to Net
Zero published

'Energy & carbon
ltarsets incorporated
iinto executive
‘remuneration

|

— 12007 -3 12009 — | 2018
'Founding member First whole life
of the UKGBC carbon assessments

completed
i
‘ i
! I
;
1 i
! ;
I I
Our ambitions
— | 2022 — 2025

|
i Mid period review of
Pathway progress

Publish formal Transition Plan

‘ First TCFD disclosure
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— |2020 -

| Launch of 2030
| Sustainability
i Strategy

— 2030 —|

|
I Net zero initiatives |
,delivered, commence ‘
| offset of operational carbon;
| set out a Pathway beyond 2030 |

100 Liverpool
Street, Brpadgate
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STREAMLINED ENERGY AND CARBON REPORTING (SECR)

GREENHOUSE

GAS REPORTING

FY2023 in review

Context

We have achieved a 40% reduction inréérbaﬁateﬁsify
and a 22% improvement in whole building energy intensity
compared to our FY19 baseline (Offices)'.

As the world amerged from Covid-19 lockdowns FY232
represented a more normal year operationally. Whilst this
caused an increase in year-cn-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 intervantions 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 decarbonisation of the grid and our move to
alf electric assets meant that whiist cur energy consumption
increased, greenhouse gas emissions decreased.

Operational performance

British Land continues to operate its energy management
system, which includes formal 150 50001 accreditation

at commercial offices. Over the past two years, we have
completed detailed net zero audits at 29 assets including the
creation of CRREM pathways for each asset. In addition, this
year we conducted environmental audits at 14 retail assets.
Through our development pipeline, we are designing a path
to bast practice operational efficiency, with our 1 Broadgate
development on track to reduce energy intensity to one-sixth
of the previous building’s.

Funding the low carbon transit:ion

Cur innovative Transition Vehicle funded by our internal
carbon levy (E60 per tonne of embodied carbon on new
developments) and our £5m annual float continue to
generate funding for cur transition to net zerc (current
balance £13.3m).

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 tCOse and c.£700,000 annually.

in FY23 the Transition Vehicle funded the installation of

a new energy efficient chiller at Broadwalk House. This
chiller reduced the system’s energy consumption by ¢.24%,
reducing greenhousa gas emissions by ¢.30 tonnes annually
compared to the previcus system.

RZ100 and procurnng renewable cnerdy

British Land has been a signatory to RE10Q since 2016,
which commits us to procuring 100% renewable eneray.
This year, 88% of iandlord procured energy was from
renewable sources. Our proportion of renewable gas
was 90% this year, whilst renewable electricity was 88%,

Absolute emissions Scope 1 and 2 (tonnes):
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Greenhouse gas emissions - intensity’

2027

Vearenoes BMaren 7 TTa0s3  202¢ 202
Offices tCOepersgm  0.068 _ 0.074  0.067
- tCO,e per
Shopping common 0.026 0031 002
caemtres
. __ partssgm
Retail parks® - O€ per car 0.004 0.004 nr

park space sqm

Retail - other To be reported in

jCOJe per aT(:ss o
rental income
(Em)

Total portfolic

. 4
intensity 34.43

3663 34.03

1. Office porformance 1s raported because the cata relates to tne whole oullding
and ahgrs wits gur 2030 targets. Retail data 1s common parts only, whole
burlding retail data will be reportea from FY24. For more information see
the Sustainaiiity Progress Report at Sritishland.com/data

2. Common parts only.

3 20722 values naye been rastated to include data that supscquently coen
collected for last year's reparting.
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Scope 1and 2 emissions and associated energy use

Tonnes s COwe
Year end rg 31 March 2023 2022 2021

ScopeI(a‘uef Combustson) o _ e . 6802 5395 _
Scope 1 (refrigerant foss): 1,123 744

Location-pased ~ W,739 12,847 12435 _ 62,733 60506 _ 55778

Scope 2 {purchased electricity):

R 3686 1665 839 - - =
Total Scope 1and 2 emissions and * Location-based 19,764 20,186 19,098 100,284 96,874 89,537
associated energy use Market-based _ 5508 3588 2321 - - -
Proportion of Scope 1 and 2 emissions assured by an 100% 100% 100% 100% 100% 100%
independent third party T o o
Proportion that is UK-based ST 100%  100% 100% 100%  100% 100%

Scope 3 emissions

" Tonnes co-e

Year ending 31 March . e _ EOZi ' 2022 T ont

Purchased goods and servi_c-:€§ R . o 15 698 T 'TS?EZ__ 15 834

Capital goods o L ... O 20565 23180

Fuel and energy related activi ?upgtregm) i T o 55897 5991 4136

Waste generated in operations T o 243

Busi nessi’;raivgliriiw - T o 7777777 23 M 1
Employee commuting and worklng from heme - ____Zﬁ'!i' ' 248 418

Downstream leased assets ~ Locationbased 108,643 113,691 81369

Proportion of Scope 3 emlssToﬁS Tassured by a thxrdrgéirtiyr o 100% 100% 100%

Total Scope 1-3 emissions ~ Location-based 150 389 ‘E_?G 728 149 212

1 No developments campleted in the reporting year, making this value 0.

Accounting treatment of biogas
To reflect our precurement of renewable gas, we report a Scope 1 {market-basad) figure to reflect the lifecycie benefits
of bicgas.

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

T WLJK ‘;Etor 7 iaZS}’::’talii o ”2”022 Totat )
Biogas . o S e (kg COse per KWhH)  (tonnes COe}  (zonnes COhe)
Net emissions (excl CO, o . DbOQG22 B T
Combustion emissions, (mci CO;) 019902 7,238 6,499

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 Regulations’). These sources fall within our consclidated financial statements
and relate to head office activities and controlied emissions from our standing portfolio.

- Scope 1and 2 emissions cover 95% of our multi-let standing portfolio by value. We have used purchased energy
consumption data, the GHG Protacal 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 estimations: for landiord 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 % of total
reported energy consumption and 1% of total reported water consumption.

- Gross Rental Income (GR!} from the managed portfolic comprises Group GRI of £331m (FY22: £347m), plus 100% of the GR!
generated by joint ventures and funds of £364m (FY22: £314m), less GRI generated assets outside the managed portfolio of
£121m (FY22: £109m).

- For full details on cur 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 detaiis of our greenhcuse gas emissions boundaries, please see the Pathway to Net Zero at britishland.com/pathway-
to-net-zerc
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NON-FINANCIAL REPORTING DISCLOSURE

Nen-financial arca/ Rsk
Descriphion of busiriess moda! arods’ FPolic as Purpugse and Scope Operal:on and sutcomre
Financial Crime Tt Anti-Bribery ~ Details the expected conduct of Tihese robust policies around financial crime
Compliance and Corruption all British Land staff with respect to compliance reflect our zero-tolerance approach
We operate a zera:- Policy rolationships with suppliers, agents, to such activity both in and around the business;
tolerance approach to public officials and charitable and they have been drafted to provide far education
bribery, corruption and political erganisations and menitoring in addition to deterrence and
fraud. More information - Qutlines staff responsibilities prevention. The policias are accessible by all
is available in the Audit regarging the reporting of any employees via the intranet and mandatory
Committee report on treaches and details consequences training is required for all staff in relation to
pages 132 to 140, of breaches for staff and the Group them. Qur whistleblowing service can be

as a whole accassed by all employees should they prefer

to raise a concern ancnymously instead of with
their line manager. This is an independent and
as well as monitoring and review confidential telephane service and web portal
by managernent British Land carries out due diligence on

_____ - I . _.. counterparties to comply with legislation on

-~ Provides for staff training and
communication around the palicy

Anti-Fraud

- Provides for fraud pravention money laundenng and ta enable it to consider
Palicy training for atl British Land staff and how a transaction with the counterparty may
requires staff participation in any reflect on British Land’s reputation
fraud risk assessments undertaien The HI? Drcctar Goneral Coonsel and Company
by the Group where relevant <6 sry has overall responsbilily o ait faur
~ Qutlines protocol for the reporting Sohcies are ragularly ravcwed
of suspected fraud with reference to andt approved Dy tne Auds Someeilee and any
the Group's Whistleblowing Policy SO0 URder thaso £
Whistlablowing ~ Provides contact details e ”a""“ﬂ by lh{j CL’f
Policy far the Group's third party L ) = o ,’,"‘d/‘ :
. ) . ng frawo and whistledow ag matiers
whistleblowing service N =
- Qutlines the types of concerns
that can be reported to the
whistleblowing service
~ Details safeguarding measures in
place for staff and outlines how
the Group will respond In cases
of whistlablowing
Anti-Money ~ Lists 'red flags’ detailing the kind of
Launcdering suspicious activity that may indicate
Palicy an attempt to laundaer money
- Delals monitoring and review
procedures under the policy
Environmental Sustamnabiiity - Provides for sustainable dacisions to Qur Sustainability Policy and Brief were
Matters Policy be our 'business as usual approach camprehensively updated in 2020, Our overall
Our long term - Dutlines our 2030 Sustainabibty commitmeant is to take decisions which are
commitment ta Stratagy: our goal of making our envirgnmentally and socially inteligent and
sustainability and whole portfalio net zero carbon as make sound financial sense Our internal carbon
minimising our well as growing social value and levy of £60 per tonne of embodiad carbon
environmental impact wellbeing in the communities in in developments 15 reviewed annually to
is one of British Land's which we operate ensure that the environmental impact of cur
kxey differentiatars —— —_ —_— S e -— developments is costed inta their budgets. We
As occuplers focus on Sustainability = Aligns with our 2030 participate in key £5G indices to demanstrate
minimising their carbon Brief Sustainability Strategy our progress and we publish social and
foatprint, our ability to - Gives effect to our environmental performance data annualiy
deliver more sustalnable Sustamnability Policy fieas OF Dopeicnrnonts and Head of
space is a key advantage - Sets out our sustainability ambitions Brogdgels hawe Gveral resnons Bty e our
See pages 70 to 739 and and the KPIs and standards roeguired Sustainaoiily 3nef and aur Creef Op
80 to 103, to achiave them CFeer L35 0 eerat respons ity for gur
Sustarmg Policy
Employees 9 Employee - Sets out minimum standards British Land remains deeply committed to
British Land requires our Code of reguired of all employees in all creating an environment of fairness, inclusion
amployaeas ta &ct in ways Conduct their dealings in and on behalf of and respect. Qur corparate values underpin our
that promate fairness, the Group commitment ta equality, diversity and integrity
inclusion and respect ~ Gives effect to our core values of We recognise that our workforce needs to
in their dealings with bring your whole self, listen and refiect the communities we serve in order to
colleagues, custorners, understand, be smarter togather, create spaces that are welcoming to all, and
suppliers and business build for the future and deliver our working practices and employment policies
partners at pace reflect the impgortance of social harmony in
-~ Comprises a number of separate averything we do The policies are underpinned

policies including but not limited to by aur Dr’ve.rs(:y, Equality & !nc#usfcn S‘tra{egy
our Equal Opportunities Policy; our and the review and update of policies is
Disabled Workers Policy; our Gender supported by input from our Employee
\dentity and Transgender Policy: and Metwaorks. All policies are available on

our Bereavement, Compassionats our intranet and are reviewed annually

and Emergency Leave Palicy 3r3 CorDany
R 1904
2 for oy

1. Linkages to our prncioal fsxs can be founa on nages 51 to 60,
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Non-financial area/Descrption Risk
of business moedel arca’ Poricies
Social Matters 6,8, Sustainability

British Land has long 2 Policy
racognised that a
commitment to good
social practices is essential
to the way we operate;

as occupiers increasingly
consider the contribution
thay make to society, our
ability to support them is
an advantage See pages
80 to 85.

Sustainability
Brief

Local Charter

Surpose and scope

See above

See above

- Cutlines three key focus areas where
we are active inlocal communities:
connection with local communities;
supporting educational initiatives
forlocal people; supporting local
training and Jobs; and providing
affordable space

Supplie; Cod;a
of Conduct

Heaith and
Safety Policy

Human Rights 9, uppiier Code
British Land recognises of Conduct
the importance of

respecting human rights Slavery

and has been a signatory and Human
to the UN Global Compact Trafficking
since 2009, We are Stalement

committed ta the
rasponsible management
of social, ethical and
anvironmental issues
across our supply chain
For further information
about our activities in this
area, see our Sustammatility
Prograss Repaort at
britishland.com/data.

- Qutiines standards required of
our suppliers 1n a number of areas,
ncfuding but not Imited to health
and safety: working hours; responsibie
sourcing:; community engagement;
and environmental impact

=~ Deatails our zero-tolerance approach
to: child labour; forced labeour:
discrimination; and bribery,
fraud and corruption

- Provides for monitoring, corrective
action and reporting under the
policy. Work practice audits are
carried out on our high-risk suppliers

- Details how British Land will meet
tha requirerments cf the Health
and Safety at Work Act 1974

- Provides for necessary training
around display screen equipment
and manual handling

— Outlines how health and safety

matters are managed for staff,

collegagues, service providers

and others affected by the

Company's undertakings

See above

— Indicates nigher risk areas including
the procurement of specific materials
and fair treatment of workers an
construction sites

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

- Our anti-modern slavery training
15 mandatory for all directly
employed staff
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Oporation anc ouicome

A commitment to good social practices has
long been high on our agenda, and we place
great importance on the way we work with
communities, suppliers and partners. We believe
that communication 15 Key in ensuring we meeot,
our social obligations, and by listening to the
needs and concerns of our staff and communities
we are better acle to provide an environment
that is safe, inclusive and welcoming

Crur Chyef Qperating Officer has ovoral!
rosponsofity for our Local Charter, owr ifogd of
Sracuremoenrt has overall resgonsiiiity for Gur
Supplor Codoe of Condush and our Hesa of
Sovelooments has overall responsibility for our
Hoeatth ana Sefaly Poloy. All health aond safery
reporss arc providod (o the fisk Cormmraties
Trese axecutives repuort fo the FSG Comrrd oo
for thowr area of rasporsiily

British Land operates a zero-tolerance approach

to human rights infringements by any of our
suppliers, occuplers or partners. We carry out
due diligenca on ali parfies that we work with
and require our suppliers to demonstrate the
same commitment to the prevention of human
rights abuses in their operations Our Slavery
and Human Trafficking Staternent can be found
on our website and is reviewed and updated
annually (britishland.com/modern-slavery-act)

1. Linkages to our principal risks can be founa on pages 51 to 60,

The Strategic Rep\-ort warsrépp;’oved by?he Bc;é;aén"IG May 202-3 and signed on its behalf by:

Simon Carter
Chief Executive
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NON-EXECUTIVE CHAIR’S

Tim Score
Non-Executive Chair

2023

CORPORATE
GOVERNANCE

REPORT

INTRODUCTION

The Company has a ¢l

Tne Britisn Land Company PLC Q0621930

ear and ambiticus strategy to fulfil

its purpose in creating Places People Prefer. By utilising
our competitive advantage in active asset managemaent

returns in an increasin

and development combined with placemaking expertise
and meaningful stakeholder engagement, the Company
is working hard to capture growth and deliver financial

gly sustainable way.

The macroeconcmic environmant changed considerably

during the year under

review and the Board's primary 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 continuous dialogue
with a wide group of stakeholders and
consider our environmental and social
impacts in all that we do. This cuftural
approach is central to our purpose

and flows through all levels of the
organisation. OQur foarmal section 172
Statement is within the Strategic
Report on page 62 and our Workforce
Engagement Statement is incorporated
within the report of the ESG Committee
on page 123,

The following depicts the process that
is followed for all Board decisions

106

™ Stakeholder engagement

Engagement with our stakeholders,
be that suppliers, customers,

the communities we operate in,
regulators, tocal 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 Wataer,
engaging with shareholders in the run
up to a Remuneration Policy vote,

or distilling employee engagement
survey data in redesigning our own
office space, each decision starts
with relevant and meaningful
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
leval committee before being
presented to the Board.

Qur Employee Networks are also
often consulted on relevant matters
at this stage.

Directors take comfort from the detail
and diligence that management apply
in preparing analysis papers, and
individual Board members often take
the opportunity to have additional
briafings with subject matter experts
to bolster their knowledge.




deliver its strategic cbjectives 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 Company remain
bright in the new normai that the werld is settling into.

At this vear'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 levels of higher inflation. Both are aligned on
the approach of the business over the medium to iong term.
The Board will continue Lo support management in the
delivery of the strategy and offer chalienge 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 Coweil. Non-attributable interviews
were held 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 efforts to listen and respond to the views of
our workforce. Rich and powerful data from the employee
engagement survey is being used to inform all decisions
impacting our people, 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
Beoard 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
Directors have regard to the elements of section 172(a)-(f}
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2023 Annual General Meeting

Our Annual General Meeting will once again be held at
Storey Chub, 100 Liverpool Street. Following shareholder
feedback at the 2022 AGM, we will be starting at the
later time of 11.00 on 11 July 2023, We will be returning
to a physical only meeting this vear after offering virtual
attendance at the last two ACMs. Full details can be
found within the Notice of Meeting.

of the Companies Act 2006 (the ‘Act’) when taking all
decisions. Pages 62 to 63 outiine our stakeholder groups
and provide details of how we engage with them. Our formal
section 172 Statement is within the Strategic Report on page
62. Qur Workforce Engagement Statement is incorporated
within the report on pages 121 to 126 of the ESG Committee,
previously 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 wili describe in
detail how the Company continues to uphold high standards
of corporate governance. Each Committee Chair will provide
a detailed review of the work that their respective Committee
has undertaken.

As | look forward to the year ahead, | would like to take the
opportunity to thank my colleagues on the Board and across
the business for their cantinued hard work and dedication.

W~ 0&"9'”

Tim Score
Non-Executive Chair

i The examples below show this process in cperation.

N
/‘ Proposal and checklist

A checklist is provided within

each decision paper that details

the individuai subsections of section
172 and the impact that the decision
is likely to have on each

stakeholder group.

™~
~ Board meeting and decision

wWhilst all stakeholder groups are
considered, the following are some
examples of the principal decisions
taken by the Board during the year
that demonstrate the impact of the
decision process on specific
stakeholder groups:

Innovation Advisory Council
The idea to form the council came

from a member of our Investment team.

Management then prepared a propoasal

i for the Board’s consideration. It was

i decided that the IAC would not be part
of our governance process, but would

~ provide insight and guidance.

" Chaired by our Non-Executive Director

Lynn Gladden, the IAC comprises
industry leaders within the innovation
field. The purpose of the |AC is to work
with managemeant and the Board to
provide insight into the innovation

sector, how space is used and, crucially,

forward thinking to enable us to
provide those differentiating factors

© that make the very best space.
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FY24 Budget & Capital Plan

This year the Board was reguired to
allocate capital and resource to growth
sectors whilst managing the Company's
gearing and cost ratios within a

high inflationary and turbulent
macroeconomic environment.

The Board was informed by the
results of the Investor Audit referred
to on page 114, employee engagement
survey discussed on page 123 and the
occupational cost pressures on our
retail customers.

The cutcome is a budget that provides
capacity for the business to progress
our strategic themaes, whilst investing
in our pecple, maximising returns

and controlling our costs.
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1. Tim Score
Non-Executive Chair [N

Appeointed 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 Birector

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 Committes at Bridgepaoint Group ple 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, Witham Baird plc, LucasVarity
plc and BTR plc. Fram 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

Appointed 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 muitinational organisations. Prior to joining British
Land, Bhavesh was Dreputy Chief Financial Gfficer at Tesco plc.
Bhavesh has previcusly hald senior finance and strategy roles

in a range of consumer-facing businasses including Whitbread
Hotels and Restaurants, Anheuser Busch InBev and Virgin Media.
Bhavesh qualified as a Chartered Accountant with KEMG and
holds an MBA from London business school,

S. Laura Wade-Gery
Non-Executive Director ‘Al

Appointed as a Non-Executive Director in May 2015,

Skills and experience

Laura has deep knowledge of digital transformation and customer
experience and brings her experience leading business change
management to the Beoard.

She is Chair of Moorfields Eye Hospital NHS Foundation Trust,
having previously been Chair of NHS Digital and a Non-Executive
Director 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 plc. Previously,
Laura was Executive Director of Multi Channel at Marks and
Spencer Group plc, served in a number of senior 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 pic).

Board Committee membership key

ia} Audit Comrmittee R Remuneration Committee
Environmental Social Governancs Commuttee | Charr of a Board Committee

N Nomination Committec
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2. Simon Carter
Chief Executive Officer

Appeinted to the Board as Chief Financial Officer in May 2018
and as Chief Executive in November 2020,

Skitls 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
Quuintain Fstates & Development Ple. Simon previcusly spent
over 10 years with British Land, working in & variety of financial
and strategic roles and was a member of our Executive
Committee from 2012 until his departure in January 2015,
Simon aiso previcuslty worked for UBS in fixed income and
qualified as a chartered accountant with Arthur Andersen.

Iy 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 S
Senior independent Non-Executive Director A' N'R

Appointed as a Non-Executive 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 previously been Chief Executive of Close Brothers Group
plc 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

Loraing 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,
Remunerabion and Noemination Committees of The Restaurant
Group plc. She is also a Non-Executive Director of Pennon Group
pic. Loraine was the Chief Financial Officer of Halfords Group

ple for just under four years until retinng in June 2022. Prior to
joimng Halfords, Loraine spent five years in senior finance roles
within the John Lewis Partnership. In 2014 Loraine was appainted
Acting Group Finance {irector and then, subsequentiy, Finance
Director of Waitrose. Prior to that, Loraine was Chief Financial
Officer of Hobbs, Finance Director of Capital Shopping Centres
Limited (subsequently Intu Plc) and Finance Director of Costa
Coffee Limited. Loraine’s early career included finance and
investor relations roles at Kingfisher Plc.
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7. Alastair Hughes
Non-Executive Director ‘Al E.[Mj

Appointed as a Non-Executive Directar in January 2018,

Skills and experience

Alastair has proven experience of growing real estate
companies and is a fellow of the Royal institution of
Chartered Surveyors,

Alastair is Chairman of Schroders Real Estate Investment
Trust Limited, and a Non-Executive Director of Tritax Big
Box REIT and QuadReal Property Group, with over 25 years
of expernence in real estate markets.

Heg is a former Director of Jones Lang LaSalle Inc. (JLL)
having served as managing director of JLL in the UK,
as CEQ for Europe, Middle East and Africa and then as
CEO for Asia Pacific.

9. Lynn Gladden
Non-Executive Director E; R

Appointed as a Non-Executive Director in March 2015,

Skills and experience

Lynnis recegnised as an authority in working at the interface
of advanced technology and industry. Her critical thinking
and analytical skills bring a unigue dimension to the Board.

She is Shell Professor of Chemical Engineering at the
University of Cambridge and was appointed as Executive
Chair of the Enginearing and Physical Sciences Research
Councit (UKRD in 2018, She is also a fellow of the Royal
Society and Royal Academy of Engineering.

1. Brona McKeown
HR Birector, General Counsel and Company Secretary

Brona was appointed HR Director in January 2022 in
addition to her responsibilities as General Counsel and
Company Secretary.

Skills and experience

Before joining British Land in January 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 Secretary. Prior to that her experience
included a period as Interim General Counse! and Secretary
of the Coventry Building Society and a variety of roles over
13 years at Barclays, including Giobal General Counse! of its
Corporate Banking division. Brona trained as a solicitor and
spent a number of years at a large London law firm.

Board Committee membership key
[a] Audit Committee |R" Remuneration Committes
[E] Environmental Social Governance Committee |7 Charr of a Boarg Committee
[M! Normunation Committee
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8. Irvinder Goodhew
Non-Executive Director N.R

Appointed as a Non-Executive Director in October 2020.

Skiils and experience

irvinder brings over 25 years of experience throcugh
operational, strategic and digital transformation roles in a
broad range of secters including retail, consulting, financial
services and real estate.

She is currently a Managing Director at Alvarez & Marsal and
was previcusly a Transformation Director at Lloyds Banking
Group plc. trvinder held several senior executive positions in
Lhe 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 consuiting
including her role as a Partner with AT Kearney leading their
consumer and retail practice in Australia and New Zealand.

10. Mark Aedy
Non-Executive Director (E.

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 Globat 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 non-profit and
public sector board roles, including being a Trustee of the
HALO Trust. He is alse a Visiting Fellow at Oxford University.
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GOVERNANCE AT A GLANCE

A STRATEGIC Boardattendance

Oirector Meeting

E N A B L E R attendance
Tim Score T
Simen Carter R 7>
Bhavesh Mistry
iﬁ-r_é-benwfs;eﬁb_énsen
Mark Aedy
Lynn gl;ddenﬁ
Irvinder Goodhew

Our governance structure ensures that

the right people have access to the Alastair Hughes

right information. Delegated authorities i iioias Macshorson

throughout our organisation enable Laura Wade-Gery

effective decision making at Loralne Woodhouse

appropriate |eve|s. 1 Micholas Macpherson ste;-)pcd dawn-f:y:;_u"w tne Baafa“c-an 12 Ju!y“?‘Oﬂ?;

The Beard continues to demaonstrate indivicual and collective commitment to
British Land by devating sufficient time to discharge s dutias and cach year
the Dircctors are asked to repart tnoir time spent on British Land commitments,
In addit:an to formal meetings. the Board mct collectively witn =anagament

1 March far tha anaual strategy offsite as waoll as far informal networkmg
events tarougnout the yoar,

Governance framework

Environmental .
Board Board of Audit Social Nomination Remuneration
Directors Committee Governance Committee Committee
Committee
I e, e, J—
o ~ ~. - ~

/ N ,// \‘\ e g ™, / \\
W L/ N .
Chief ! Investment | ' Executive | | Risk { Sustainability '

. ! . : . " K »
Executive iy Committee | | Committee | Committee | . Committee /'
N P A SN /
N / . N / N
~— - \\__// NG S _,//
e T e N e i > Management Executive
ra S 7 . L N Membership comprisas Membership
; Community / Transition { Health  ° kev De?hmﬂe‘ from comanses Exocutve
1 i . i . acrcss the susiness omrrgtteo Mmemoers.
Management i Investr_nent i . VEh"_:le ; : and Sa_fety ;' n the relevant subject The Commuttees
Committee ' Committee L Committee /  area The Committees ensure the delivery
N /’ \\ A "‘_\ / arcinvolved 11 tne of tne Company's
e - > " _ ~ - granular day to day strategy
- - R e tasks witmin thair remt

Y, 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 reporting against the 2018 UK Corporate
Governance Code (the ‘Code’) available at frc.org.uk.

The Board considers that the Company has complied
with all refevant provisions of the Code during the year
with the exception of Provision 19, which relates to

the tenure of the Chair exceeding nine years. A full
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 surmmarises how the Principles
of the Cade have been applied on pages 114 to 120, and
further detail on each Principle can be found at the
pages ncted in the table below.

Reportlng Agamst Code Prmc:ples ' 3. CompOSItlon, succession and
i Board feadershlp and Company e,tyfluatlon [
purpose J Appomtments to the Board 128
A Effectwve Board o T o6 te 107 K Board skills, expenence and 130
B Purpose Tt T/ o oo *1 T knowledge
Values and culture &4 to 69 L  Annual Board evaluation 117
€ Governance framework and oz f_ ‘_‘_“d't risk a"d,,',“,,'ﬁ’,"f °°“"°' o
Board resources M  Financial reporting 134 to 136
D Stakeholder engagement T T 62t0 63 External auditer & internal audit 136 to 138
E Workforce polrues and pract|ces N  Review of the 2023 Annual Report 18
2. DIVISIon of responmbilltles o and Accouors e I i
'F Board roles-,m_m“ T 108 to 111” — O  Internal flnancnaE controls 139 to 140
G Independence 128 to 29 Risk management . A4stesO
H External c appomtments and confllcts s 5. Re:rrlfigiatlon e
of interest P Linking remuneration with purpose 14110 143
1 Key achwtles of the Board in 2023 120 aindWs’tri’icogy e I
T T ’ T @ Remuneration Po]lcy 144
R 7 7Performance outcomes in 2053 147 t0 155

10 Brock Street,
Regent’s Place
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GOVERNANCE REVIEW continuved

Board leadership
and Company purpose

—

The Board has determined thet the Company's purpose is
to create and manage outstanding places to deliver positive
outcomes for all our stakeholders on a susiainable basis.
We cail this Places People Prefer.

we do this by understanding the evolving neads 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 our
business, enabling us to drive demand for our space, in turn
creating value over the long term.

The Board, supported by an expert management team,
continues to maximise the competitive advantages of

the Company by utilising a deep history of stakeholder
angagement to produce Places Peopls Prefer and maximise

sustainable vaiue for shareholders. Tha Company is led by the

Beard inits entrepreneurial approach to place making and
continues 1o innovate and produce world class destinations.

As at 31 March 2023, the Board comprised the Chair,

the CEQ, the CFO and seven independant Non-Executive
Directors. We continue to have a strong mix of experienced
individuals on the Board. The majority are independent
Non-Executive Directors who are not only able to offer 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.

Qur governance structure is designed to ensure that
decisions are taken at the appropriate level and with the
proper degree of oversight and challenge. Elements of our
business reguire quick decision making and this is enabled
tyy an agile Beard and management team that collaborate
affectively 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 atlended 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 environmeant, sustained
periods of higher inflation and an elevated cost of capital.

The CEQ, senior executives and external guesis delivered
presentations to attendees, providing in-depth analysis
on aspects of the business and the externat environment
before a deep dive into each of our strategic priorities.

Culture and stakeholder engagement

The Company’s purpose is core to every decision takan
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 Committee,
we have a broad range of workforce engagement
mechanisms to ensure the Board can assess the culture
of the organisation. Qur 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 Commitiees as appropriate to the extent that

issues identified fall under the remit of a different Committee.

n4 British Land Annual Report and Accounts 2023
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Each Non-Executive Director participates in our mentoring
scheme which demonstrates direct engagement
with employees.

The Board has delegated oversight of the Company’s
whistleblowing arrangerments 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 regularily both formally and informally to ensure
there is a direct and visibie 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
forma! responsibility for engagement with the Company’s
wider stakeholders. Stakehoider engagement is integral to
creating Places People Prefer and the decisions taken by
the Board to maximise shareholder value are enhanced by
the views of the diverse range of stakeholders and wider
communities that we serve. The mechanisms that ensure
effective stakeholder engagement are detaiied on pages
62 to 63.

~  Further information on British Land's contribution to wider
-7 X
society can be found on pages 70 to 89.

Engagement with major shareholders
Institutional investors and analysts receive regular
communications from the Company, including investor
relations events, one-{o-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 engagement and provides
regular feedback to the Board.

Throughout the year we have hosted a number of investor
events, both virtually and in persen. The CEO, CFO and Head
of Real Estate have delivered their usual half year and full year
results presentations as well as participating in a number of
virtual and in-person roadshows and private client roadshows.

The Chair fs cornmitted to ensuring that shareticlder views,
both positive and nagative, are relayed back to the Board
and is assisted by the exacutive team in deoing so. The Chair,
Senior Indepandent Director, CEQ and CFQ are avaiiabie to
address any concerns our stakeholders 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 Pcolicy, adopted by shareholders at
the 2022 AGM. The Chair remains available for shareholder
engagement throughout the year.

The Board commissioned an investor audit to be conducted
by Makinsan Cowell during the vear. A group of 20 investors,
nat all of which were invested in British Land, were invited to
give non-attributable feedback on the Company, our strategy,
management and investment groposition. Feedback was
presented to the Executive Committee and Beard. It has
been taken into account when formulating the messaging

of our annual results and supported the Board's conviction
for the strategy.

The Board engages with wider shareholders via our Annual
General Meeting which allows shareholders to submit
comments or guestions 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 established

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 rotfes as
Directors 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 befeore they
are accepted by the Directors. The Board has delegated
authority to the Chair (or Senior Independent Director

for appointments concerning the Chair) and any other
membear of the Nemination Committee to consider and
provide approval for significant appointments in between
scheduled Board meetings. An updated register of situational
conflicts of interest is then tabted at the next scheduled
Beoard meating for approval by the full Board. The register
is provided to the Board for review and approval at ieast
fwice a year.

The Board deems significant appointments to include
appointment to the Board of any listed company and/or
appointment 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,

The British Land Company PLC 00621920

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 Eye Hospital NHS Foundation Trust.

t oraine Woodhouse was appointed as Non-Executive
Director of Tha 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 net impact the Directors’ ability to
dedicate sufficient time to their commitments at British Land.
The Board and Nomination Committee will continuously
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 out

the time commitments expected from tham. Following
consideration, the Nominaticn Committee has conciuded

that all the Non-Executive Directors continue to devote
sufficient time to discharging their duties to the required high
standard. Further details on the process for appointment to
the Board can be found within the report of the Nomination
Committee on page 128.

British Land’s policy is to allow Exacutive Directors to take
one non-exacutive directorship at another FTSE company,
subject to Board approval.

Storey,
& Orsman Road
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GOVERNANCE REVIEW continved

Division of
responsibilities

—

There is a clear written division of responsibilities between the
Chair (who is responsible for the leadership and effectiveness
of the Beard), Chief Executive (who is responsible for
managing the Company) and Senicr Independent Director
{51D) which has been agreed by the Beard and is available

to view on our websita britishland.com/commitiees.

When running Board meetings, the Chair maintains a
collaborative atmosphere and ensures that all Directors have
the opportunity to contribute to the debate. The Directors
are able to voice their opinions in a calm and respectful
environment, allowing coherent discussion.

The Chair alsc arranges informal meetings and events
throughout the year to help buiid constructive relationships
between Board members and the senior management team.
The Chair meets with individual Directors cutside formal
Board meetings to allow for open, two-way discussion
about the effectiveness of the Board, its Committees and
its mermbers. The Chair is therefore able to remain mindful
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
Directars 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

Operation of the Board

Our governance framework set out on page 112 ensures
that the Board is able to focus on strategic proposals. major
transactions and governance matters which affect the long
term success of the business.

Regular Board and Committee meetings are scheduled
throughout the year. Ad hoc meetings may be held at short
notice when Board-level decisions of a time-critical nature
need to be made, or far exceptional business.

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 detail
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 stakehgolders and senior executives, Chairs

of Committees are also sent draft papers in advance of
circutation to Committee memibers 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 delivery of
Board and Committee papers, the Board uses a Board portal
and tabiets 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
betwean senior managaement and Mon-Executive Directors.
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Board Committees

Four standing Committees have been operating throughout
the vear: Audit, Nomination, Remuneration and Environmental
Social Governance, to which certain powers have been
delegated. Committee Chairs provide an update at each
Board meeting, so that the full Beard is aware of the business
of each Committee. Membership of the Remuneration,

Audit and ESG Committees comprises soiely independent
Non-Executive Directors, and the Momination Committee
comprises the Chair of the Board who chairs the Committee
and independent Non-Executive Directors. The reports of the
standing Commitiees are set out in the foliowing pages.

The terms of reference of gach Committee 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 businass 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 raserved for the Board, aithough managament 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 Committee
in discharging his duties which have been delegated by the
Beoard Comprised of the senior management team, the
Committee’s main areas of focus are the formulation and
implementation of strategic initiatives, businass performance
monitoring and evaluating and ovarseeing culture and
stakeholder engagement

Investment Committee

Principal investment deacisions are reserved for the Board,
however, 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. Its membership comprises
the majority of the Executive Committee including the CEQ
and CFOG. The Investment Committee also reviews investment
prapaosals 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
comprises all members of the Executive Committee and
senior management across the business The Committee

nas overall accountability for management of risks across
the business in achieving the Company’s strategic objectives.

Sustainability Committee

The Chief Operating Cfficer chairs the Sustainability
Committee which comprises the Chief Financial Officer,
Head of Developments, Haad of Real Estate and Joint Head
of Canada Water & Head of Residential. The Committee is
attended by several members of the British Land Leadership
Team and has management responsibility for the execution
of the Company’s 2030 Sustalnability Strategy and the
Company’s response to evolving regulaticn in this area. The
Committee was re-foarmed during the year to an Executive
tevel Committee to reflect its responsibilities and ensure
thorough accountability.

Management committees

The Executive Committees are supported by several
management commitiees as detailed in ocur governance
framework on page 112.



Composition,
succession and evaluation

Composition, succession and evaluation

Qur rigorous and transparent procedures for appointing
new Directors are led by the Nomination Committee,
Non-Executive Directors are appointed for specified terms
and all continuing Directors offer themselves for election or
re-election by shareholders at the AGM each year provided
the Board, on the recommendation of the Nomination
Committee, deems it appropriate that they do so, taking into
account various factors including the length of concurrent
service. The procedure for appointing new Directors is
detailed in the Nemination Committee report on page 128.

The Nomination Committee is responsibie for reviewing the
composition of the Board and its Committees and assessing
whether the balance of skills, experience, knowledge 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 jeading the procedures for appointments te the
Beoard and its Committees, the Nomination Committee
overseeas succassion 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
Policy are within its report on page 130.

The Notice of Meeting for the 2023 Annual General Meaeting
details the specific reasons that the contribution of each
Director seeking re-election is and continues 1o be important
to the Company’s long term sustainable success. The
biographies of each Director on pages 108 to 111 set out the
skills and expertise that each Director brings to the Board.

Following a recommendation from the Nomination
Committee, the Board considers that each Non-Executive
Director remains independent in accordance with provisions
of the Code.
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Internal Board evaluation

[he internal evaluation of the Board was conducted by
the Head of Secretariat circulating questionnaires, seeking
quantitative and qualitative feedback 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 Board.

The internal evaluation concluded that the Board, its
Committees and its individual members all continue to
coperate 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 to be included in the regular update to the Board from
the Chief Executive.

Progress: Investor feedback 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
te buiid on the process already in place.

Progress: Investor feedback is a standing item within the
CEQ 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: Externa!l speakers attended meetings and dinners
throughout the year. The Board was particularly pleased with
tha 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 senior management changes have
taken place.

Specific actions were drawn from the results of the recent
internal evaluation, including:

- A deep dive into the succession plan for the Executive
Caommittee and their direct reports;

- Specific Board training in respect of strategic themes and
the evolving regulatory landscape;

- Further infarmation 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 conciude in March 2024,
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GOVERNANCE REVIEW continued

Audit, risk management and
internal control

e

Audit Committee

The Audit Committee is responsible for monitoring the
integrity of the financial statements and results announcements
of the Company as well as the appointment, remuneration
and effectiveness of the external and internal auditors. The
detailed report of the Audit Committee is on pages 132 1o 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 decisicn is cutlined in the report of the Audit
Committea on page 134. The basis on which the Company
creates and preserves value over the long term is described
in the Strategic Report.

Risk management

The Board determines the axtent 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
cantrols. The Board is assisted in this responsibility by

the Audit Committee which, in conjunction with the Risk
Committee, makes recommendations in respect of the
Group's principal and emerging risks, risk appetite, key risk
indicatars 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 t¢ 140,

During the course of its review for the year ended 31 March
2023, and to the date of this Report, the Audit Committee
has not identified, nar been advised of, a failing or weakness
which it has datermined to be significant.

Pages 135 to 136 set cut the confirmations that the Audit
Committee made to the Board as part of the risk management
and internal control assurance process for the full vear,

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 busingss reporting’ and the Company’'s internal control
framework operates in line with the recommendations set
out in the internationally recognised CQSO Internal Control
Integrated Framework.
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Audit, risk management and internal control
The key risk management and internal control procedures
over financial reperting include the following:

Cperational risk management framework: operational
reporting processes are in place to mitigate the risk of
financial misstatement. Key contraois are owned by senior
managers who report on compliance on a six-monthly basis
to the Risk Committee. All key internal financial contrals are
reviewed on a two-yearly cycle by Internal Audit. in addition,
the risk and contro! team carries out sample testing
biannually across all key operational and financial controls
and reports exceptions to the Risk and Audit Cormmittees;

Financial reporting: our financial reporting 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 externa! auditors and
the Audit Committee; and

Disclosure Committee: membership comprises the Chief
Executive, Chief Financial Officer, Head of Investor Relations,
HR Director, General Counsel and Company Secretary and
Head of Secretariat. The Committee reguiarly reviews ad hoc
events, draft financial reports and valuation information
during the interim and full year reparting process and
determines, with external advice from the Company’s legal
and financial advisers as required, whether inside information
exists and the appropriate disclosure requirements,

Going concern and viability statements
Disclasures on our use of the ‘geing concern’ basis of
accounting and our viability statement ¢an be found in
the viability statement on page 61.



—> Remuneration

The Company's remuneration policies and practices are
designed to support cur strategy and promote the long term
sustainable success of the businass. We have a clear strategy
which positions our business for growth. Celivering against

Tne British Land Company PLC OG621920

Our current Remuneration 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 executive remuneration. The Remuneration
Committee is also responsible for establishing remuneration
of the members of the Executive Committee,

The Committee is authorised to use discretion in determining
remuneration outcomes for Executive Directors.

this strategy creates the inputs for future value creation
for all our stakeholders. In our Directors’ Remuneration
Raport we explain cur approach to incentivise and reward

ermmployees to dellver value creation whilst also managing
the business on a day-to-day basis. We also explain how
we create alignment with sharehelders and measure our

perfarmance over the longer term.

Key investor relations activities during the year

“ Further details on the Committee’s use of discretion this
year can be found in the Directors’ Remuneration Report
starting on page 141.

May 2022

- Full Year Results Presentation

- Full Year Results Roadshow

- Kempen Real Estate Conference
(Amsterdam)

June 2022

-~ Morgan Stanley Europe &
EEMEA Property Conference
(London)

July 2022

- AGM

- Virtual US roadshow

- Private client roadshow
(London)

September 2022

- BofA Globa!l Real Estate
Conferance (New York)

- Virtual US roadshow

November 2022

- Half Year Results Prasentation

- Half Year Results Rocadshow

- JP Morgan Best of British
Conference (London)

- UBS CEQ Confarence (London)

December 2022

- Analyst and Investor social
- Virtual US rocadshow

January 2023
- Barclays Real Estate Conference
{London)

February 2023
- Private client broker roadshow
(London)

March 2023

- Citi Global Property Conferance
{Miami)

- Kempen Property Conference
{New York)

Norton Folgate
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GOVERMNANCE 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 year and made a number of key decisions
that enable the Company 1o execute its strategy.

Paddington Central

Strategy % - Strategy off-site with the full Board and Executive Committee
- Canada Water progress and the approval of funding
- tnvestor Audit

Finance Apptroval of new financing including new Revolving Credit Facilities

- Approval of the FY24 Budaget 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 employee 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
- GRESB performance
- Social impact Fund
- Supply chain and procurement

Governance ————> - Introduction of the Innovation Advisory Council

- Technology and processes roadmap

- Modern Slavery Act

- Tax policy

- Annual General Meeting and shareholder 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
empioyer that builds and manages best in class
buildings for its communities and occupiers and
delivers this in a sustainabie 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
engagement 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 31 March 2023.

Committee composition

The Committee is composed solely of independent
Non-Executive Directors. Attendance at Committee
maetings during the year is set out in the following table:

Date of Committee

Diroctor Position appointmont Attendance
Alastair Hugheé Chair 1 Apr-2(")l9" - 4/4
Lynn Gladden  Member  1Apr2019  4/4
Mark Aedy ' Member 17 Nov 2021 4/4

Senior managers, including the Chief Executive Officer, Chief
Financial Officer, HR Director, General Counsel and Company
Secretary, Chief Operating Cfficer and Head of Secretariat
are invited to each Committee meeting, and other members
of cur leadership team such as the Head of Developmaeants,
Head of Environmental Sustainability, Head of Sccial
Sustainability and Head of Emplovee Relations are invited

to attend the sactinns 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 Committees reviewed
its terms of reference during the year, and no changes were
made. They are availabie 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
arganises its business under three pillars: Envirenmental,
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
environmeant, including monitoring the execution of
the 2030 Sustainability Strategy

Social

- QOvwversee 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 mechanisms, including
considering their outputs and assessing their effectiveness

-~ Monitor the development of gender and ethnic diversity
of the senior management pipeline, including monitoring
the execution of the 2030 Diversity, Equality & Inclusion
Strateqgy which can be found at britishland.com/DE!

- 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

- Owversee and monitor our 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 contrnued

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 intensity comparaed 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 cur portfolic have now
achieved an A or B grade EPC which is an improvemeant of
9% during the year. In developments, the continued focus on
embodied carbon and low carbon materiais is yielding resuits
with the average embodied carbon intensity of current office
developments now at 646kg CO e/m?. We also implementad
an engagement strategy with our occupiers to understand
their energy reduction plans. More information can be

found in the Sustainability section on pages 70 ta 89,

Transition Vehicle

The Transition Vehicle was created to fund initiatives to
reduce operational carbon emissions from the standing
portfolio. This year it deployed £1.1m on sustainable
mitiatives, and committed £5.9rm, 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 majarity being spent on upgrading LED lights.
The Transition Vehicle currently holds £13.3m which will be
used in future years to implement sustainable initiatives and
offset carbon.

The Transition Vehicie oversees the funding of purchasing of
carbon credits; this year it helped to fund the purchasing of
carbon cradits 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:

- GRESB: maintained a 5 star rating for Developments and
designated a ‘Global Sector Leader’ for Developments,

New Dicorama 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 1o track materials bsed 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 Liverpaol Street, and Plots Al and A2 at Canada Water

We are also piloting earth friendly concrete at Canada Water
and have completed 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 our 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 heen
met. A key development during the year was the renaming of
the Community investment Fund as the Social iImpact 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 fong
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
retall space to 15 {ocal small businesses 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 supportaed over 1,000 fult-time jobs during
the pandemic,




Social value reporting

This year 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-lasting
benefit for our communities. Next year, we aim to introduce
a social value target for 2030 that can be reported against.
Further information about our social value reporting can

be found in the Sustainability Review on pages 81 to 83.

Community

The Committee was impressad by the quick response of the
Company and its pecple 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 programmes.
Another 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 Investment 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 vear ended
21 March 2023, Qver 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
mathods which are under constant review so that we
can adapt where necessary to maximise engagement.

As g direct result of the engagement methods described in
this report, the Board made the following principal decisions
during the year:

-~ 1o publicly state a target of having 17.5% BAME ernployees

- to mitigate the cost of living by targeting the least well
remunerated colleagues with the highest percentage
salary increases in the annual pay review

- tointroduce a corporate chjective to improve IT systems
and processes

Employee Networks

Network chairs have the opportunity to present at the
Committee’s meetings, providing a valuable forum to
highlight the social issues impacting our people and address
areas where we have challenged ourselves to improve.

Outcomes:

- implement initiatives overseen by the Committee

- provides connection, lively 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 our Employee Networks
support our strategy can be found in the People and culture
section of the Strategic Report on page 68.

Financial awareness

Regular updates are provided in cur staff meetings to ensure
that employees are fully informed on the position and
strategic aims of the Company.
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OQutcomes:

-~ the Wellbaing Network ran a Financial Wellbeing Survey to
gauge employee sentiment and, based on the respcnses,
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 engagerment
score rose to 78%, exceeding the score in the previous survey
and national benchmark, Qur scores for Social Connection,
Engagement and Leadership also exceeded benchmarks
significantly, and 93% of employees reported that they were
proud to work for British Land. The ESG and Remuneration
Committees participated in a deep dive session to analyse
tharmes and trends, inciuding through a diversity lens.

Outcomes:

-~ relaunching our Learning and Development Portal

- refurbishment of our head office to refiect the need for more
collaboration/sacial space and guiet 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,

Cutcomes:

- two employee generated initiatives have been implemented
including a ‘Hats On’ channel where staff can suggest new
ideas and improvements for the businegss, and an Innovation
Advisory Council as detailed on page 107

- unveiling of pur new Company value, deliver at pace,
which enshrines our employees’ abilities to quickly adapt,
innovate and problem solve which they demonstrated
throughout the pandemic

Feedback indicated that employees found the conference to
be both useful and engaging so we will resume staging these
annually going forward.

internal communication

Qur Internal Communications team provides a3 weeakly

email summarising 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 news and updates from ali areas of the business,
including our regional offices.

Qutcomes:

-~ Executive Committee members follow up at team level
to answer questions 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. OQur women's
network, EquitaBLe, arranged ‘In Conversation with Loraine
Weodhouse' where employees heard Loraine speak about
haer career and participated in a Q&A session. Our mentoring
scheme to pair highly performing senior employees with
Neon-Executive Directors also continued for its third year.
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REPORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE continued

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. EquitaBLe’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
differencas 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 HR and leadership, we rolled 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 mentoring scheme, which was promoted 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 management participating

- Working with HR to intreduce a Menopause Policy

- Launching our 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
progression and shared parental leave

We were pleased to see the substantial impact of our work

in the November 2022 engagement survey results. Not only
was there a considerable reduction in the difference hetween
scores given by men and women for two of the questions, for
the last, women scored more positively than men.

In the coming year, we plan to build on our work, identifying
areas of pricrity from the November survey results such as
career progression opportunities for women, ensuring British
tand offers the right levels of flexibility for working parents
and collaberating with our management team to reduce the
gender pay gap.
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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 cutcomes for all.”

Jess Ford, Chair of EquitaBLe

Our impact
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Progress against our Diversity, Equality

& Inclusion Strategy

Last year we identified diversity and inclusion as a key

araa of focus for the Committee, and we introduced our
Diversity, Equality & Inclusion 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 repocrt on the progress
made under each of our five pillars.

__} Further infermation on initiatives under our DE&I Strategy
can be found in the People and culture section of the
Strategic Report on page 66.

People and culture

The Equal Pay audit ensures parity and consistency in our
remunaration process. Qur ethnicity pay gap has reduced
for the second year running. During the year the median
athnicity pay gap reduced by 5%. We also introducad 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 faunched our Early
Careers Strategy in May 2022, which aims to attract and
retain young diverse talent. This vear we welcomed eight
work experience students through Pathways to Property, five
interns through 10,000 Black Interns and one intern through
Lecnard Cheshire. We are thrilied to see the tangible results
of this work having been ranked as the top property
company and 16™ cverall 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 People and culture section of the Strategic
Report on page 68.

Supply chain

We have added a requirement to our tender process for
potential suppliers to demonstrate examples of an inclusive
culture andg introduced an ‘Inclusive Business’ award at our
Supplier Awards. We also staged a DE&I themed supplier
conference in September 2022 where suppliers showcased
their DE&I commitment. We were proud to receive Disability
Smart Accreditation from the Business Disability Forum in
recagnition of our procurement team's work Lo implement
new tools improving digital accessibility.

Leadership

To embed our values at every level of the organisation,
our Board and Executive Committee members set
themselves specific objectives on diversity and inciusion
and progress against them was assessed as part of cur
annua! performance review process.

- :\ A review of performance against these targets can be
found in the Directors’ Remuneration Report on pages 149
and 150.

A summary of progress on our diversity targets in respect
of Board composition can be found within the report of
the Nornination Committee on page 131.

Ay
-7

Places and communities

Woaork is underway to align our Eariy Caraers and Social
Sustainability strategies by establishing community
recruitment partnerships at our places and working with
local authority stakeholders to support local residents into
the industry. This year headline KPIs have been created to
track our progress.

N Further information on initiatives under our DE&I Strategy
can be found in the People and culture section of the
Strategic Report on page 66.

British Land A~rua Report and Aciourts 2025 125




Tne Britisn Lana Company PLC 00621920

REPORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE contrnucd

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
accountability to the business and help make the
spirit of policies a reality. REACH contributes by
tapping into the unigue perspectives, skills and
experiences that BAME employees bring. The support
and encouragement from {eadership demonstrates
British Land’'s commitment to social responsibility.

in keeping with our values, much of our work allows
employees to bring their whole selves and share their
lived experiences to educate, stimulate discussion and
promaote incluskvity 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&? Strategy.

Reverse mentoring: working with HR, we launched a
pilot reverse mentoring program that paired 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 cultura!l 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 lfvestream on 'How to talk to
children about race’ in collaboration with the Parents &
Carers Network; an art exhibition during Black History
Maonth showcasing black artists at York House; and
cultural celebrations throughout the year to
acknowledge festivitias 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 buildings and practices are safe. We weare glad to see
the proactivity demonstrated by the management team
throughout the year. Following the introduction of the
Building Safety Act 2020, the team efficiently investigated
the implications for our assets, undartock studies to
understand them thoroughly and put in place measures

to address the requirements of the new legislation. British
Land was also involved in collaborating 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

the construction industry, driven by commodity volatility,
rnaterial supply constraints, supply chain uncertainty and
the conflict in Ukraine. The impact of these external factors
on our decision making, procurament routes and contractor
selection were brought to our attention and challenged
appropriately. We were reassured by the diligent approach
taken by management in response o the challenges of the
macro environment.

The Committee receives annual updates from 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 ocur
supptiers, 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 suppliers are aligned with

our 2030 Sustainablility Strategy and lead with the same
values as cur own,

Overall, 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 vear

This year we have seen steady progress towards achieving
cur 2030 Sustainability Strategy. In particular, we were
pleased to see how clearly the socia! sustainability strategy
has been implemented through the real life effects of cur
social impact. We were also encouraged by the number of
projects funded by the Transition Vehicle. A key focus for
the year will be to invest in our standing portfolio via the
Transition Vehicle with the aim of improving ocur GRESB
rating for Standing Investments.

Qur people remain central to what we do. We will continue
to monitor the cutture of British Land through our workforce
engagement methods including those ocutlinad in this report.
The Committee will monitor the progress of the proposed
changes closely following the cutcomes of the employee
engagement survey. Diversity will continue to be a point of
focus for 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 peaple to bring their whole selves to work,
which is a foundation of cur culture at British Land.

We will also maintain best in ¢lass construction and health
and safety whilst steering the business through the
challenges of the macro environment.

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 our long term strategic
objectives, embedding of our culture and values and
promotion of the interests of our stakeholders are all
dependent upon effective leadership at both Board and
executive lavel. It is the Committee’s responsibility to
maintain an apgropriate combination of skills and
capabilities amongst the Directors.

The Nomination Committee 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
Palicy, strategic priorities and succession, all of which are
naturally considered in parallel to each other.

Diversity has underpinned the Committea's work throughout
the year. British Land 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 led 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 Committea in ensuring a civerse pipeline
for succession, censideration was given to the benefits of
diversity in its widest sense including gender, social and
aethnic backgrounds, personal and cognitive 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 People and

culture section of the Strategic Report.

Succession planning at Board level centinues 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 mere broadly the skill 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 te strengthen our commitment to sustainability

and diversity.

In the year ahead, the Committee will continue to focus on
the medium to {ong term succession of the Board. | hope you
find the following report interesting and illustrative of our
focus on ensuring that the Board and its Committees remain
well equipped with the expertise and capabilities needed

to drive the sustainable success of British Land.

Tim Score
Chair of the Nomination Committee
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REPORT OF THE NOMINATION COMMITTEE continued

Committee composition and governance

The Committee has five members. As at the 31 March 2023
year end the Committee comprised: Tim Score, Preben
Prebensen, Alastair Hughes, Laura Wade-Gery and

Irvinder Goodhew.

Details of the Committee’s membership and attendance at
meetings during the year are set out in the table below.

Birgctor Pos.tion
Tim Score ~ Chair
Alastair Hughes  Member
irvinder Goodhew  Member

taura Wade-Gery ~ Member

Preben Prebensen  Member

Date of Comrmittae

appointment  Attendance
© 1Apr2017 3/3
29 July 2020 3/3
18 Nov 2020 3/3
18 Nov 2020 3/3
19 July 2019 3/3

Responsibilities

Director search, selection and appointment process

The Commitiee oversees the search, selection and appointment
process for Board appointments which is summarised below.
The process is conducted in accordance with the Board
Diversity and Inclusion Policy and the Selection and
Appointment Process, which are both explained later in this
report. Russell Reynolds Associates, the executive search
firm appointed, has no other relationship to the Company

or individual Directors. The firm has adopted the Voluntary
Code of Conduct for Executive Search Firms on gender

diversity and best practice.

induction, Board training and development

Each new Director is invited to meet the HR Director, General
Counsel and Company Secretary and Head of Secretariat to
discuss their induction needs in detail, following which the
programme is tallored specifically to their requirameants and
adapted to reflect their existing knowledge and experience.

Each induction programme would ordinarily include

1. meeatings with the Chair, Executive Directors, Committee
Chairs, external auditor and remuneration consultants
(as appropriate);

2. information on the corporate strategy, the investmant
strategy, the financial position and tax matters
(including details of the Company's REIT status);

3. an overview of the property pertfolio provided by
members of the senior management team,;

4, visits to key assets;

5. details of Board and Committee procedures and
Directors’ responsibilities;

6. detaiis of the investor relations programme; and

7. information on the Company’s approach to sustainability

The Committee alsc has responsibility for the Board's training
and professional development needs. Directors receive
training and presentations during the course of the year to
keep their knowledge current and enhance their experience.

Board and Committee composition reviews

and appeintments

During the year the Commities reviewed {he broader
composition and bafance of the Board and its Committees,
their alignment with the Company’s strategic objectives
and the need for progressive refreshing of the Roard.

The Committee is satisfied that, following the internaliy

facititated Board effectiveness evaluation, the Board and its
Committees continue to maintain an appropriate balance of
skilis 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
to being accepted.

Independence and re-apppointment

The independence of all Non-Executive Directors is
reviewed by the Committee annually, with reference to 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
agencias which have
adopted the Voluntary Code
of Conduct for Executive
Search Firms on gender
diversity and best practice.
The Committee and agency
work tegether to develop

a comprehensive role brief
and person specification,
aligned to the Group's
values and culture. This
brief contains clear ¢riteria
against which prospective
candidates can be
objectively assessed.
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Longlist review

The external search agency
is challenged to use the
objective criteria for tha role
to produce a longlist of high
quality candidates from a
broad range of potantial
sources of talent. This
process supports creation
of a diverse longlist The
Nomipation Committee
selects candidates from

this list to be invited

for interview.

Review and
recommendation

The Cammittee ensures
that, prior to making
any recommendation i
to the Board, any potential I
conflicts and the significant
time commitments

of prospective Directors
have been satisfactorily
reviewed.

Interview

A formal, multi-stage
interview process is used

to assess the candidates. For
each appointmant the choice
of interviewer is customised
to the specific requirements
of the rofe. All interview
candidates are subject to a
rigorous referencing process.




Directors each remain independent. The Committee also
considers the time commitment required and whether each
reappointment would be in the best interests of the Company.
Consideration is given to each Director’s contribution to the
Board and its Committeeas, together with the overall balance
of knowledge, skills, experience and diversity.

The Committee conciuded 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 TH.

Succession planning

The Committee is responsibie for reviewing the succession
plans for the Board, inciuding the Chief Executive. We
recognise that successful succession planning includes
nurturing cur own talent pocl 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 requirement

to have a woman in one of the four main Board roles.

The Beard complates a skills matrix pericdically to

determine which skills and expertise are held by the Board
and where we can strengthen our 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.
Impartantly, the creation of the lInnovation Advisory Council
will help guide management in this area We will also seek to
ensure succession for the Board's expertise in audit, finance,
remuneration and governance over the long term.

The Chief Executive prepares succession plans for senior
manageament for consideration by the Committee with

the rest of the Board invited to be inveolved 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
management roles.

Succession plans for executive management, which would
typically be dealt with by the Committee, were discussed
with the full Board during the year. Sally Jones, previously
cur Head of Strategy, Digital & Technology, stepped down
from the Company and Nigel Webhb, currently cur Head of
Developments, will retire in 2023, Safly and Nigel have made
significant contributions to the Company during their time
at British Land. Nigel 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 an the stretching cperational targets
that are in place.

Tha Brtish Land Company PLC Q00621820

Chair successor

Foliowing a recommendation from the Committee, 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-appointment by the shareholders at the
2023 AGM. Tim has been a Non-Exacutive Director
since March 2014 and Chair since June 2012, In this
time the Company has made significant changes to

its strategy and senijor leadership, including a new

CEO and CFO during Tim’s tenure as Chair. Given the
current macroeconamic challenges and focus of the
management team to deliver our ambitiocus plans for
growth, the Committee agreed that it was in the best
interests of the Company to retamn Tim as Chalr for one
year beyond the nine-year limit set out in Provision 19
of the Code.

Tim has brought expertise and leadership to British
LLand which has benefited immeasurabkly from his
guidance and knowiledge. 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 NCMINATION COMMITTEE continued

Demonstrating our skills

The skills matrix shows the level of expertise our Chair and
Non-Executive Directors have across a range of disciplines.
All Directors appear in mare than one category. Directors
ware marked on a grading scale from one to three for each
skill or experience. The maximum score 1s 24.

Tne Brinish Land Company PLC 00621926

Board Diversity and Inclusion Policy
The Board's Diversity and Inclusion Policy was ameanded

during the year to refiect 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 inits 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

wea need a diverse Board to reflect the diverse ptaces we
develop and manage. The palicy 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, independence and knowledge which the Board
as a whole requires to be effective. The policy also describes
the Board's firm belief that in order to be effective a board
must property reflect the environment in which it operates
and that diversity in the boardroom has a positive effect on
the quality of decision making.

The abjectives from the policy in force for the year ended
31 March 2023 included:

- the intention to maintain a balance such that at least 40%
of the Board are women.

- the intenticn to maintain at least two Directors from an
ethnic minority background.

-~ the intention for at least one of the Chair, Chief Executive
Officer, Chief Financial Officer or Senior Independent
Director to be a woman.

-~ to achieve a gender balance such that at least 40% of
senior management are women. Senior management is
defined as the Executive Committee and their direct,
reports in leadership roles.

-~ to ensure that there is clear Board-lave! accountability
far diversity and inclusion for the wider workforce.

The Board has decided to go beyond the regulatery
requirements in adopting the revised policy, in order to drive
positive change and lead from the front. In setting stretching
targats, the Board recognises that there will be times when
they are not met British Land is a relatively small
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Beard gender balance

organisation in terms of numbers of employees and therefore
changes at the senior end of tha business can have a
disproportionate effect on cutcomes,

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, CEO, 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 maost recently published data by the Roya!
Institute of Chartered Surveyors (RICS) shows that only 4%
of fernale chartered surveyors in the UK are RICS fellows.
This makes it more challenging to improve the gender
balance of our property teams, especially in senior roles,
which comprise a significant portion of our workforce.

The Board and management are acutely aware of the need
for more senior womaen and this year we have introduced
targeted development programmes for mid-level women

to help tham achieve their full potential and develop our
pipeline. We also introduced a Group-wide target of

having 17.5% BAME employees by 2025,



Ciear accountability for diversity and inclusion is delivered
through the ESG Committee, which maonitors progress on
diversity and inclusion chjectives and relevant initiatives
within British Land.

Cur Board Diversity and Inclusion Policy and Company
Diversity, Equality & inciusion Strategy together enable

The Brtish Land Company PLC 00621220

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.

N  The policy can be found on our website
britishland.com/committees.

rumber of senior
positions an

the Board Number in
sumber of (CEQ, CFO, exccutive % of oxecutive
Board mambers % of the Board SID and Chaer) management managament
Mep 6 o0 4 7 70
Women 4 40 - 3 30
Cther S - - - - -
Prefer not to say - - - - -
Number of senior
posit-ons on
the Soard Number sn
Mumker of {(CEQ, CFO, exacutive % of oxecutive
e Soard members % of the Board 51D and C*!‘i‘,’,’, management managemant
White British or other White (including minority-whit ups) 8 8O0 3 9 890
ultiple ethnic groups - - N - .
Asian/Asian British 2 20 1 1 10

Black/African/Caribbaan/Black British

Other ethnic group, inciuding Arab

Not specified/prefer not to say

The table above sets cut the ethnic background and
gender identity of the Board and Executive Committee

as at 31 March 2023 which is our chosen reference date in
accordance with the Listing Rules. The data was collected
by the Head of Secretariat 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 Board
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 conchided that
the Committee operated effectively,

Board composition review

The Committee reviews annually the structure, size and
composition of the Board. This review considers the skills
and qualities reguired 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
appreach to appointments and succession planning.

The Committee also reviewed its terms of reference during
the year and no changes were recommendead. The terms
are available on our website britishland.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, over the next 12 months
we will continue to focus on succession planning both for the
Board, specifically the Chair, and at senicr management level,
and further develop a 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

1 am pleased to present the report of the Audit
Comimmittee for the year ended 31 March 2023,

The Committee 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 welt 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 details 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 year,

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' attendance at Committee meetings is set out in the

Loraine Woodhouse
Non-Executive Director

MONITORING
QUALITY AND .

INTEGRITY

following table.

Drrector
Lorame Woodhouse

Alastair Hughes

Preben Prebensen

NichoEas MacphersorT

Date of Committes

Positian appointment  Attendance
CChair FMar2021 3/3
Member 1Jan 2018 3/3
Member 1 Apr 2017 1
gé_n-'\ber _1;5an 2621 o 3/3

from 12 July 2022,

Nicholas Macpherson stood down as a Director of the Comapany effective

FY23 calendar

The calendar below gives an
overview of the key matters
considered by the Commitiee
during the year.

The key shows the main areas that the
Committee focused on and can be used

10 see how we have spent our time
during the year.

Kay .
@ nvestmontana developmant
property valuations
® Corporate “and Ainaacial
reporting and fair. bhalanced
and ungerstandable assessment
9o R\sk management ar-.d mLer—\aL cor\tro\s
® cxernal Audit ang 'wlsr'\al Audit
132 British Land & rls 2ogort gond £oooor

- May 22

@ Valuation reports, effectiveness
and rotation
2022 draft Annual F?eport ‘and Accounts
and preliminary announcement
Fair, balanced and
understandable assessmant

Gomg concern and wablhu assessments

Assessment oF pr.ncmal and emerging
risks, key risk indicators and risk appetite
Internal contrsis effectiveness

lnterna\ Aud\t update

lnrcrmatfon secunty update

Externai Aud-t report

Sgslamablmy assurance report

Corporate Govumance Code rewnw

® Auditor reaDDo:mment and subéud\ary )
aud tor approval

Non audst servrces pchcy
recommendatnon

lnterna\ Audlt tender

:xternal Au d»t tender

/ 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 Beard

is salisfied 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 relevant accounting
experience. Further information about members” qualifications
can be found in the Directors’ bicgraphies on pages 108 to N1,

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 regular
meetings with the Chief Executive Officer, Chief Financial
Officer and other members of management to obtain a

good 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 raviewed its effectiveness as part of the wider
internal Board evaluation which concluded that the Committee
continued to operate effectively.

The Committee reviews its terms of reference on an annual
basis and this year concluded that no changes were required.
the terms are available on our website at
britishland.com/committeas

Q.

Loraine Woodhouse
Chair of the Audit Committee
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Responsibilities and key areas of focus

Corporate and financial reporting

Monitoring the integrity of the Company’s and Group's
financial statements 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 acquisitions and disposals, and
the viability and going concern statements. Reviewing the
content of the Annual Report and preliminary announcemeant
ahead of publication, including sustainability related
disclosures and refated assurance.

Fair, balanced 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 appointmeant of, and policy for non-audit
servicas provided by, the external auditor.

Internal Audit

Monitoring and reviewing the Internal Audit plan, reports
on the work of the interna! auditor, and reviewing its
effectiveness, 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 development property valuations
Considering the valuation process, assumptions and
judgements made by the valuers and the outcomes. Monitoring
the effectiveness of the Company’s valuers and the proportion
of the portfolio for which each valuer has responsibility.

™
™~

November 22 . March 23

. Valuer report, effectiveness and
rfsks key r|

@ ‘Annual fraud and an

2023 half year results and draft
preliminary announcement

. Key fmancrai reportmg judgéments

® Going concern assessment

[ ] External Audrt review

. Rrsk management update

L J Corporate governance reforms
@ Internal Audit update

@ Internal controls effectivaness

Y External Audit plan, fees and
engagement Ierter

[ ] Internal Audit tender update

info-rmatron secur\ty update )

® Assessment of prmcrpa! and emerging

corruption update
® Whistleblowing report

™ Data privacy comp\rance update
Corporate governance reforms
internal Audlt report
Fmancral report ng 1udgements
Gomg concern and vrab!hty assessments
Annual tax update including tax p\annmg
~and risk refating to tax
TCFD update, including reﬂectrng
the risk of ctimate change in our
financial reportlng e
. Effectiveness of Audit Committee,
internal and external auditors

@ External Audit tender update

Focus for the coming year:

- Processes by which the Board identifies,
assesses, monitors, manages and mitigates
risk, particularly in the context of the
current economic uncertainty and the

high inflationary environment;

s and risk appetite
brrbery and

Moniter key risk areas, particularly those
scheduled for review by Internal Audit
including, but not limited ts, key financial,
operational and IT controls, development
appraisat 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 tender
process, following the strategy setting
and preparations undertaken this year.
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REPORT OF THE AUDIT COMMITTEE continuved

Corporate and financial reporting

The Committee continues to review the content and tone

of the preliminary results, Annual Report and Accounts and
half year results and make recommendations to the Board
regarding their accuracy and appraopriateness. 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 reviewed the key messaging included

in the Annual Report and Accounts and half year results,
paying particular attention to those matters considered to
ke important to the Group by virtue of their size, complexity,
lavel of judgement required and potential impact on the
financial statemants and wider business model.

The Committee has satisfied itself that the controls over the
accuracy and consistency of the information presented in
the Annual Report and Accounts are robust. The Committee
reviewed the procedure undertaken to enable the Board to
provide the fair, balanced and understandable confirmation
to 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 mode! and sirategy.

The following process is followed by the Committee in
making its assessment:

Senior management Including members of
the Investor Relations, Financial Reporting,
1. Anglysis, Verification and Company

Management | Secretariat teams review and chalienge the
review content and layout of the Annuai Report

and press release. A report is produced

summarising their findings and

subsaquent changes.

The external auditor reviews content

2. throughout the drafting process,
External challenging management on its accuracy
auditor and appropriateness. Any significant issues
are reported to the Committee and te the
executives responsible.

Alongside the external auditor’'s review,
3. a smali internal group reviews the Annual
internal Report, oversee a verification process for
verification all factual content and reports its findings
to the Committee.

The Committee reviews the cutputs from
4, stages 1-3 above and, If appropriate, makes
a recommendaticon to the Board that the
report is fair, balanced and understandable.

Committee
review

The Board considers the Committee's
5. recommendation that the FBU statement
Recommend be made and if thought fit, approves it. The
\ to Board statement can be found in the Directors’
Rasponsibilties 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:

sidered and how these 1ssues were adoressed

Going concarn and viability statement

The Committee reviewed management’s analysis supporting
the preparation of the financial statements on a going concern
pasis. This included consideration of forecast cash flows,
availability of committed debt facilities and expected
covenant headroom.

The Committee also reviewed management’s assessment nf
whether the Group’s fong term viability appropriateiy 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 angd principal
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 environment in which it operates; and
whether the assumpticns and sensitivities identified, and
stress tested, represented severe but plausible scenarios

in the context of sclvancy or liquidity.

The Committee received a report from the external auditor on
the results of the testing undertaken on management’s analysis
in 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 recurring risk
for the Group with non-standard accounting entries required,
and in s0me 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 develecpment properties
conducted 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 made in preparing these
valuations were highlighted.

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 tha severe but plausible
scaenarios conducted. The Committee agreed with
management’s assessment and recommended the
viability staterment to the Board. The viability statement,
which includes cur going concern statament and further
details on this assessment, is set out on page 81

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 cutcomes, challenging assumptions made where
appropriate. The Committee challenged the valuers on

how the changing macroeconomic environment, including
rapidly rising interest rates, had impacted valuations. The
Committee also challenged the valuers on the methodoelogy
applied in respect of development costs at Canada Water
as well as the avalability of comparable yields, The
Committee was satisfied with the valuation process and

the effectiveness of the Company’s valuers. The Committee
approved the relevant valuation disclosures to be included
in the Annual Report.
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REPCRT OF THE AUDIT COMMITTEE cantinued

Significant 1ssues considerad ang how thoso issues were addraessed

Taxation provisicns

The Committee reviewed the appropriatenass of taxation
provisions made and refeased 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 commaeansurate with the associated risks,

Corporate simpfification and restructure

The Committeeg reviewed a corporate simplification and
restructuring exercise conducted in the year. It considered
the analysis prepared by management, supported by external
advice raeceived from lawyers and accounting and tax experts.
The external auditor also provided their view on the proposed
transactions and cutcomes ahead of execution. The Audit
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 received reports from management which
included a review of key risk indicators in the context of
our risk appetite and updates on our operational risks

Assessment of internal controls

This year we have again operated in the context of the
proposed corporate governance reforms and are continually
saaking to enhance our internal control environment.

Management provided biannual confirmation of the
effectiveness of internal controls.

The Cormmmittee 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

PricewaterhouseCocpers LLP (PwC) was appointed as the
Group's external auditor for the 2015 Annual Report and
Accounts following a formal competitive tender process.
Given the continuing robustness and effectivenass of PwC

in their role as external auditor the Committee beliaves it is
in the best interests of shareholders for PwC to remain in role
far the following financial year and for a competitive tender
process to be completed in early 2024 ahead of the 2025
yaar-end audit.

The year under review is Sandra Dowling's fourth year as
engagement partner following a mandatory rotation at the
conclusion of the 2019 audit. As part of the External Audit
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Ouicome

The Committee was satisfied that the taxation provisions
were appropriate. ‘Our 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 auditar who

provided a supplementary repoert on the matter,

The Commiitee 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 manitoring 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 reviawed management’s biannua!
confirmation of the effectivenass 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 the revised TCFD disclosure, along with discussing the
level of assurance provided over key sustainability related
metrics, ahead of the final recommendation of the Annuat
Report and Accounts for approval by the Beard. The
Committee satisfied itself that the Group’s resulting

TCFD disclosure was appropriate

tender process PwC have identified a proposed successor
audit partner whoe will lead their tender bid. The individual
was interviewed by members of the Audit Committee and
senior management shead of the proposal

The Committee is responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remunearation, effectiveness, independence and
continued objactivity. The Committee reviews annually the
audit requirements of the Group, for the business and in

the context of the external environmant, placing great
importance on ensuring a high quality, effective External
Audit process.,

BDC LLP provides audit services to a number of wholly
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 Committes Chair. British
Land's primary objective is to ensure a fair and
transparent tender process and to appoint the sudit
firrm that will provide the highest guality in the most
effective and efficient manner. To ensure shadowing
(if required) through the External Audit for the year
ending 31 March 2024, our planned process anticipates
a racommendation 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 Novembear 2022. In selecting a

leng list of firms to be considered to invite to tender

the Committee’s selection considerations included:
Incdependence criteria

. Audit capability snd competence

. Audit Quality Review performance

. Real estate experience and breadth of subject
matter experts

5 Capacity to provide a robust audit

bW

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
- Issue Request for Proposal
- Provide access to management and data room
- Consider tachnical 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 ta
the Board

The British Land Company PLC 00621920

related services, including formal reporting relating to
borrowings, shareholder and other circulars and waork in
respect of acquisitions and disposals. in some circumstances,
the external auditor is required to carry out the work because
of their office. In other circumstances, selection would depend
on which firm was best suited to provide the services required.

in addition, the following protocols apply to non-audit fees:

- total nen-audit feas are limited to 70% of the audit fees in
any one year. Additionally, the ratio of audit to non-audit
fees is calculated in line with the methodelogy set out in
the FRC’s 2019 Revised Ethical Standard;

- Committee approval is required where there might be
questions as to whether the external auditor has a conflict
of interest; and

- the Audit Committee Chair is required tc 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 £100,000.

Total fees for non-audit services amounted to FO.03m, which
represents 5% of the total Group audit fees payable for the
year 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, published by the Competition and Markets
Authority on 26 September 2014,

Effectiveness

Assessment of the annual evaluation of the external auditor’s
performance was undertaken by way of a questionnaira
completed by key stakeholders across the Group, including
senior members of the Finance team. The review tock into
account the guality 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.

PwC provide the Committee with an annual report on its
independence, objectivity 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 Committee meeting that it remains

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 additian, the Group has adopted a policy for the provision
of non-audit services by the external auditer in accordance
with the FRC's 2019 Revised Ethical Standard. The policy
helps to safeguard the external auditor's independence and
ohjectivity. The policy allows the external auditor to provide
the following non-audit services to British Land where they
are considerad to be the most appropriate provider for audit

Internal Audit transition to Deloitte LLP

In consideration of the length of time EY had baen in
place and in connection with the upcoming competitive
tender proceass for the External Audit it was decided
during the year to hold a competitive tender process
for the Internal Audit provision. interested and qualified
parties were invited to submit proposals and the tender
process considered both large and chalienger 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 Aprit 2023
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independent, and signs a letter of confirmation stating its
independence annually.

The Committee conciuded that the quality of the external
auditor's work, and the level of challenge, knowledge and
competance of the audit team, had been maintained at an
appropriate standard during the year.

The Committes 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 1o improve the
effectiveness of the governance, risk management and
internal controis framework in mitigating the key risks

of British Land. Ernst & Young LLP (EY) provided Internal
Audit services to British Land during the financial year

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 Internal Audit tender
and Deloitte LLP were appeointed as internal 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.

The Britisn Land Company PLC 0OE21920

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
principal risks of the Group and its joint ventures. Internat
audits completed during the year included those in relation
to key financial contrais, financial reporting system upgrades,
health and safety processes, T disaster recovery and general
controls, risk management, business continuity, and the
Group's purchase to pay system. Overall, no significant
controi issues were identified although several process

and control improvements were proposed, with follow

up audits scheduled where necessary

Effectiveness

The annual effectiveness review of the internal auditor
included consideration of the Internal Audit charter which
defined EY’s roie and responsibitities, 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 cther senior employees, completed
a2 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 dischargad 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

Aueit Committee

Intarnal Audit/External Aua't Managoment

- Assessed audit resource and expertiséti - Reviewed the work carried - Considered the views from members, the

- Reviewed the quality of audit work, out by the Risk Committee. Finance team and reguiar attendees of
skills and competence of the - Reviewed the guestionnaires the Audit Committee.

audit teams.
- Considered fesdback from PwC in
relation to the External Audit process.
- Considered feedback from E¥Y in

during the year.

- Reviewed EY's confirmations relating
to the Internal Audit inciuding their
independence, compesition, and
interaction with externa! auditor,
Commitiee and Board.

- Assessed the Internal Audit plan.

Qutcome

Following a review of the outputs from each

source cutlined above, the Committee concluded tha
internal and external auditors had operated effectively.
Considering the previous year’'s ohjectives and progress
made during the year, the key areas of focus for the
Internal Audit function for the upcoming year would be
the establishment of Deloitte LLP in their new internal
auditor role, establishing a working relationship with
management and providing the Committee with
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completed by key
stakeholders regarding the
Committee, and external and
internal auditors’ effectiveness. - Reviewed the External Audit reports
relation to their performance - Received assurance that the
provision of information

to the external auditor
complied with the relevant
disclosure processes.

-~ Assessed the output from the Committee
evatuation and surveys conducted during
this process.

provided to the Committee during the vear,
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 environment.
- Assessed progress against the previous

year's focus areas

detailed information about the Internal Audit programme as well
as setting a longer tarm 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 overall risk
management and internal controls processes.




Investment and development

property valuations

The external valuation of British Land's property portfolio is a
key determinant of the Group’s balance sheet, its performance
and the remuneration of the Executive Directors and senjor
management. The Committee is committed to the rigorous
monitoring and review of the effectiveness of its valuers as
well as the valuation process itself. The Group’s vatuers are
CBRE, Knight Frank, Jones Lang LaSalle (JLL) and Cushman
& Wakefield.

The Committee reviews the effectiveness of the external
valuers biannually, luwusinig o e uenlitelive analysis of
capital values, yield benchmarking, availability of comparable
market evidence and major outliers to subsector movements,
with an annual gualitative 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 valuaticns 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 accommaodate the valuation of its real
estate portfolio is best in class. British Land has fixed fee
arrangements in place with the valuers in relation to

the valuation of wholly-cwned 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 internai control
is set out in the ‘Managing risk in delivering our strategy’
section on pages 46 to 50. The Board has delegated
responsibility for oversesing the effectiveness of the
Group's risk management and internal control systems to
the Committee. The Board confirms that the systems have
been in place for the year under review and up to the date
of approval of the Annuai 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 controls 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.

The British L and Company PLC 00621920

AL 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 emerging
risks. The Board accepted the Committeg’s recommendation.

Half yearly, in conjunction with the internal auditor,
management reports to the Committee on the effectiveness
of internal controls, 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 incorporation 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 not identified, nor
been advised of, a failing or weakness which it has deemed
to be significant.

At the request of the Remuneration Committee, the
Committee considers annually the level of risk taken by
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 no evidence of
excessive risk taking by management which ought to be
taken into account by the Remuneration Committea

when determining incentive awards.

The Group's whistleblowing arrangements enable all

staff, including temporary and agency staff, suppliers and
occupiers, to report any suspected wrongdoing. These
arrangements, which are monitored by the HR Director,
Generat Counse! 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 whistieblowing reports were also relayed to the Beard
by the Committee Chair.
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System of internal control

The elements that make up the system of internal control are:

Governance Framework: Structured
with thrae lines of defence, the
governance structure enables the
efficient pricritisation of key risks and
actions to mitigate risk. An illustration
of the governance framework can be
found on page 112.

Internal Control Framework

Strategic Risk Management: A holistic
view ensures that risk management

is underpinned by our strategic
objectives, taking into consideration our
priorities and the external environment.

Operational Risk Management: Each
business unit is supported 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.

Governance

Sirategic Risk Management

Operational Risk Management Assurance

Board, Audit
Committee and
ESG Committee

action points

financial goals

Determine strategic

and risk appetite
Set strategic and

Review effectiveness
of risk management
and internal

control systems

Assess the extent

and nature of
principal risks

External Audit
Internal Audit

The British Land Company PLC Q0621820

Assurance Framework: An element
of internal control that is independent
of business functions and Executive
Committee and Board members.

Standards and Quality Framework:
The overarching standards and codes
that the Company and its employees
adhere to in performing its duties.

" standards ana Qualty Framewerk
Group policies and
athical standard e.g.
Whistleblowing Policy,
Risk Management
Policy, internal Control
framework aligns with
COSO Internal Control
integrated Framework,
FRC Guidance

Executive Committee Identify principal risks

and Risk Committee Maonitor key risk

indicators

Business units
and Risk and
Contro! team

Exacute strategic
actions

Aggregation

of risk exposure
and adeguacy

of risk mitigation
Going concern and
viabitity statement

Risk register
Day-to-day
responsibility for
internal controls

| 338 Euston Road,

Group Compliance
Group Health & Safety
Business leads report
on kay controls
biannually

Risk and Control tearm

oversees tha business
unit process inchluding

sample testing

Review and approve

business unit policies
where relevant

Business unit policies,
procedures, 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 cur 2022 Remuneration
Policy; working with management to re-frame the Company’s
reward and recognition propoesition 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 cur jJunior colleagues.

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 a vote of 96.24% in favour. As discussed
later in this report, the Committee made its first grant of L.TIP
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 parformance conditiens 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.

Thea Cormmittee has responsibility under its terms of
reference to ensure that reward at British Land incentivises
the right culture. This overlaps with the responsibility of
the ESG Committee, which is responsible for cverseeing
the culture of British Land as a whole. Accordingly, both
Committees held a joint session for the first time this year
te understand the rich data that came from our employee
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 peopie of different ethnicity, gender or
sexual orientation did not feel that their characteristics had
any impact on the fairness of their compensation. Importantiy,
those different groups were also generally aligned on their
iob performance being fairly evaiuated and on receiving
recognition for good work. The Committees therefore
conciudead that the data showed those groups did not

feel unfairly treated because of their characteristics. The
Committess were impressed with the skill and expertise
within the management team with regards to sustainability.
Both Committees will work closely with management to
monitor the emerging area of sustainability benchmarks and
ensure that the measures we use to assess the Campany'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
geopelitical turbulence, management have acted decisively
to maximise performance in areas under their control. The
Company is reporting another very strong year of leasing

on the back of record levelsin 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 the 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
L.and has cutperformed tha MSC! March Annual Universe
Benchmark as a result of the strategic direction of the
Company to pivot towards growth and management’s sector
and assetl allocation. The final outcome against MSCH 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%
year on year to 78% overail, with 93% of employees proud
to work for British Land. This is a significant achievement

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 control whilst reflecting the macroeconomic driven
valuation movements. The Committee considers that the
2022 policy has operated as intended both in terms of
company performance and quantum during the year.
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The Committee therefore considers the estimatad formuilaic
outcomes under the Annual Incentive Plan (adopting the
estimated MSCIl metric) are appropriate and has not
exercised its discretion.

The achieved performance for the year under review results
in an estimated bonus of 93% of salary for Simon Carter and
95% of salary for Bhavesh Mistry against a maximum of 150%.
This performance outcomae is in line with the bonus dutcome
for the workforce as a whole and is explained in more detaii
on page 148.

The 2020 Long Term Incentive award is expected to
vest partially on 22 June 2023. The final cutcome of the
performance conditions, as described on page 151, will
be known after the finalisation of this report and will be
confirrned by the Cornmittee in due course with details
to be provided in the 2024 Annual Report. The current
astimated vesting proportion is 11%.

Reward and Recognition

The Committee recognises that junior colleagues and lass
well remunerated colleagues throughout our business are
inevitably feeling the impact of the cost of living 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 our 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
below Executive Committee lavei.

The Commities will continue 1o momtor 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, managemeant
have worked hard to reform the reward and recognition
proposition at British Land during the year. Within the
existing framework, more focus has been applied to
using reward to incentivise the successful delivery

of key objectives; and the retention of our top talent,

‘We are rolling out a new management training programme
for our leaders which includes madules on how to help their
team members develop their careers. In tandem, we have
relaunched our learning and develapment partal to give
evaryone 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 Committee reviewed salaries for the Executive
Directors during the year and concluded that @ 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
150% of salary and maximum Long Term Incentive Award of
up to 300%. The Committee does not intend to grant LTIP
awards above 250% of salary.

Pensions

We are commitied to ensuring that pension contributions
across our workforce are equitable. Executive Directors
receive the same pension benehit 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
vear on a consolidated basis across the business The 5 April
2023 snapshot shows the median gender pay gap for the
Eritish 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 combined 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 leavers were similar to
the number of men leaving, but due to timing of departures
and because the total population had mare senior men, the
pay gaps were negatively affected.

The ethnicity pay and bonus gaps both reduced on a
consolidated basis across the business reflecting cur success
fnincreasing the ethnicity disciosure rate of our employees
and the ongoing impact of a number of very senior hires

On an entity level the British Land Company PLC median
ethnicity pay gap reduced by 5% from 19.2% iast year to
14.2%. The British Land Property Services L.imited 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 sharehoider
feedback and to applying best practice to its remuneraticn
policies and approach. We haope that you will continue to
support our approach to remuneration and will vote in
favour of this Report at the 2023 AGM.

Yaurs sincaraly,

V27 ek 6

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 opportunities 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
objectives by the Board, which are then cascaded through
the Executive Committee and on to the whole organisation.
These objectives are focused on maximising opportunities
within the strategic themes below as well as continued
strong operational performance, progress against our
sustainability ambitions and the continued enhancement

of our best in class platform.

We take a long term approach to running our business; cur
focus is to deliver positive cutcomes for all of our stakeholders

The Bntish Land Company PLC 00621920

Over 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 people where the
business at least matches those benchmarks and we share

a small percentage of any outperformance. 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 (i1i) what we reward Executive
Directors for delivering.

Our strateqgic themes:

Development

of Sustainable Retail Parks London Urban

Space

Logistics

on a long term, sustainable basis which can mean that actions
taken in any one year take time to deliver value.

People, Sustainability & Operational Execution

2022 Remuneration Policy

1 year performance

- Profit targets

Annual profitability

Development Profit

Property valuation changes performance

Total Accounting Return

opment Profit

Relative Total Property Return

3 yeoar performance

Relativa Total Property Return performance

Absolute Total Accounting Return performance
against

EPC ratings across es

Environmental Measures

i

O Development of Sustainable Space

Objectives aligned wi
S ambitions, continued
O London Urban Logistics

People, Sustainability & best in class platform

Operational Execution

GRESB Real Estate benchmark

tate Operational carkon reduction

QOperational energy reduction

th our

strategic themaes, sustainability

strong

operational performance and
continuing to enhance our
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DIRECTOR'S REMUNERATION REPOQRT confinued

sSummary 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 aut in ful] in the 2022 Annual Report and is available on our wehsite britishiand. com/cemmittees.

Link to strategy

Elament of Sramaowork
rernunaration

Fixed Basic salér”y Attracts and reté'i'n’s”expert pél)ble with Rev{éwed annuél\'yrand |nc;egse5 typicalrly n line
the appropriate degree of expertise and  with the market and general salary increases
experience o deliver agreed strategy throughout the Group

Benefits Benefits are restricted to 2 maximum of £20.000

per annum for car allowance and the amount
required 1o continue providing agreed benefits
at a similar level year on year
Pension Defined contribution arrangements - ¢cash
comtribution allowances in lisu of pension are made to the
CECO and CFO at 15% of salary

Annual

variable

Maximum opportunity is 150% of basic salary. 2/3©
incentive British Land’s strategic, financial and is paid in cash with the remaining Y27 (net of tax) |
environmantal performance as well used to purchase sharas on behalf of the Executive
as the Executive Directors' individual Director (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
raward to absolute financial returns

ESG Carbon and Energy Reduction
link remuneration outcomes to the
Company’s 2030 Sustainability Strategy

Executive Directors’ remuneration

The tables below show the 2023 actual remuneration against potential opportunity for the year ended 31 March 2023 and
2022 actual remuneration for each Executive Director. The figures for Bhavesh Mistry’'s actual and potential 2022 remuneration
are pro-rated to reflect part service during the year.

Full disclosure 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)

1 EY23 potenual assumes that ooth annual and long term incentives pay out i full wata tne LTIP value taing 1nto account share orice cnange sice grant

2. Simon Carter - FY23 Potential pay based on 2020 LT # Awards and as such this was 1 rasoect of hus award in tne CFO role

3. Brnavesh Mistry - FY22 pay basea an pro-rata remuneration since agoointment 0 Juiy 2021 FY22 and FY23 pay alse includes buyout awards grantec to replace
incentives that were forfaitec upon leaving provious emplayer.
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How we intend to apply our
Remuneration Policy during the
year 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
sinca appointmeant. Noting market trends and the cverall
salary increases that have been made for the workforce over
the past two years, the Remuneration Committee considered
it appropriate to increase Executive Director salaries by 3%
for the yaar beginning 1 April 2023. This compares with an
average salary increase across the workforce of 6% in
respact of the same pariod.

Basic saary

Director e e FOOD
Simon Carter ) Y -
Bhavesh Mistry 505

Pension and benefits

Both Executive Directors will receive a 15% of salary pension
contripution/aliowance. Benefits will be provided in line
with the policy and include a car allowance and private
medical insurance.

The British Land Company PLC 008621920

Annual Incentive awards

The maximum bonus opportunity for Executive Directors
remains unchanged at 150% of salary. The performance
rmeasures 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 considered
to be commercially sensitive and as such the specific targets
for the guantitative measures for the coming year will be
disclosed in the 2024 Rermuneration Report. In assessing
how the Executive Directors perform during the year
commencing 1 Aprii 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 may be exercised by
the Committee and, if this is the case, a full explanation will
be set out in next year's Report.

As disclosed previcusly, the Committee agreed that

for Annual Incentive awards, the sector weighted MSCI
March Annual Universe benchmark (which includes sales,
acquisitions and developments and so takes into account
active asset management as well as a more reprasentative
peer group) would be 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.

Meaasure Target woighting
Annual Financial budget targets for profitability
I 0% payout for meeting a threshold level rising to 100% 30%
profitability .
payout for at least matching a stretch level
Guantitative ) i vt T/ C o
Financial Total Property Return outperformance target
Measures: ;r::?l ::::zrtys::tt::)n vs MSCI 17% payout for matching the MSCI benchmark index 20%
60% reward 9 Y rising to 100% payoul for ocutperforming by 1.25%
waighting IO U R I
Financial budget targets for development profit
Development profit 0% payout for meeting a threshold level rising to 100% 10%
payout for at least matching a stretch level
Benchmark score targets for GRESB rating. 0% payout
o The Global Real Estate for meeting a threshold score, rising to 50% payout for
Q”_a“t"at“’e ESG Benchmark (GRESB) matching the score that achieves a b star rating and rising
Environmental to 100% payout for at least matching a stretch level scare
Measures: : - T e mm—m e o o - S 20%
20%; ravfrard A&B rating across the estate. 0% payout for meeting a
weighting EPC rating across estate threshaold level rising to 100% payout for at least matching
a stretch level
O Development of Sustainable Space
Strategic/ . e T
persog_al/:!.xstomer O Retail Parks Commercially sensitive 5o
objectives LI T T T T these will be fully disclosed and 20%
measures O lLonden Wrban Logistics explained in next year's Repart
20% reward
weighting People, Sustainability &
Operational Execution
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DIRECTOR'S REMUNERATION REPORT confinued

l.ong 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 included in

next year's Annual Report.

Measured relative to

Measure Link to strategy

77‘«&9|ght\}:g’
Total Accounting Return (TAR) The TAR measure is designed TAR performance will be assessed ~ 50%
The growth in British Land's EPRA Net to link reward to performance  against targets set in the context
Tangible Asset Value {NAV] per share at the net property level that  of the business plan and investor
pius dividends per share paid over the takes account of gearing and expectations over the long term
LTIP performance period. our distributions to Threshoid: 4% per annum
shareholders. 1A,

Maximum: 10% ger annum
;féta! Prroperrty Return ('ITI-:‘-R) ) The_TPR rﬁéasﬁ?e is desiéﬁe;d Tighﬁggfgrmancﬂérwili be:gs;ésed o 25%
The change in capital value, less any to link reward to strong against the performance of an
capital expenditure incurred, plus performance at the gross MSCH sector weighted benchmark.
net income. TPR |5_ expressed as a property level. Threshold: Equal to Index
percentage of capital employed over
the LTIP performance period and is Maximum: Index +1.00% per annum
calculated by MSCI.
EF\;irronn'\;ﬁtél, Sociéﬂli,WG)o-;_t;rnance o TFe_ESG measu"ré -is deréié;\;cii ESG pér;férmahcrziéiv\}ilrl be arsrse;sraed o 25%”
(ESG) to link reward to delivering against targets set in ine with
Operational Carbon Reduction our 2030 ESG commitments  achieving our sustainability vision
(CO2e per sqm) measured against a

Qperational Carbon Reduction
(12.5% of total weighting)}
Threshold: 44% reduction
Intermediate: 48% reduction
Maximum: 53% reduction

Operational Energy Reduction 2019 baseline

Operational Energy Reduction
(12.5% of total weighting)
Threshold: 17% reduction
Intermediate: 19% reduction
Maximum: 21% reduction

For all performancea measures, there is no vesting below threshold performance. At threshcld performance, vesting is at 20%.
There wili be straight-line vesting between threshold and intermediate (if applicable) and stretch performance targets.

The Committee retains the discretion to override the formulaic outcomes of incentive schemes. The purpose of this
discretion is to ensure that the incentive schame outcomas are consistent with overall Company performance and the
experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chair and Non-Executive Directors for thelr Board rales are positioned 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 2018 except that the Mon-Executlive Directors’ annua! fee has been increased by £2,000 1o E66.000
from T April 2023, The Chairs of Committees also receive a membership fee.

Chair's annual fee ) - _ £375000

xecutive Di'r'ectﬂo” s annyai'f'é:é - - o £66,000
Senior Independent Director’s annual fee o S T B gﬁ ) i E)TQOOO
Audit or Remuneration Committee Chair's annual fee ) T T éi0,000'_
Ad&?q{ Remuneration C'c':m"rnﬁtrtee member's a'nhgal fee - e i  £8,000
ES"G_Eomnf-\Ee Chair's annual fee ) - T T o T o '-E14,666_
Nomination or ESG Committee member’s annual fee 7*’ i j O £5,000
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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 detall 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,

Pension or  Othar items in

Taxabie pension the nature of Anrual Long term Fined Variable

o Salary benefits allowance  remuneration’ Incentives? incentives® Total remuneration remuneration
2023 2023 2023 2023 2023 2023 2023 2023 2023

Execulve Directors ~__ f£o00 £000 £000 £000 £000 £QO0 £000 £000 EQOO
Simon Carter ) 750 20 13 13 698 142 1,736 886 = 840
Bhavesh Mistry 480 20 74 555 466 62 1,666 595 1,071

. £543,144 of the amount snown for Bhavesh relates to the partial vesting of a joining award of 8ritish Land sharcs made to him on 19 July 2021 to replace a
pro-pxisting PSP award granted by Tesco plc in 2019 that fapsed upon him joining the Company. !t is regarded as variaole pay for the purposes of this table.

Of the 124,248 shares that were awardad, 107,705 snares {eguivalent to B6.2% of the award) vosted at 5040 per share on 20 Jung 2022 The remaining balance

af 17,243 shares lapsed The performance candition outcorme of 86,.2% 15 reported on page 78 of the 2022 1esco ple Aniual Report under the heading "2019 PSP
Qutturn (audited)'.

Estimatad outcomes. 2023 Annual Incentive sutcomes are subject to the putlication of final MSCI results.

Estimatod outcomes based on the Volume Weighted Average Price of 425.81p in respect the last quarter of tne year ended 31 March 2023, 2023 Long Term
incentive outcomes arce subject to confirmation of final vesting levels in Jume 2023 The amount shown for Bhavesh Mistry relates to 2 joining grant tnat was made
to mim to replace pro-existing awards from s previous employer that fapsed uoon him joining the Company. Attached to the grant are the same porfarmance
conditions that apply to the LTIP grant made to British Lang Executive Diractors on 22 June 2020, as detailed on page 151

[IPN]

Detalls of aill the joining awards tnat were made to Bhavesh on 19 July 2021 can be found on page 146 of the 2022 Annual Report.

Pens:on or Other itemns in

Taxabie pension *he nature of Annal Long torm Fixed Varable

Salary a“owance rcmurnrt\rartlrol"i77[17’}75”ant|7vE-‘” incentivas? TD‘a‘,,,IS”TUUETE@, remuneration

2027 2022 2022 2022 2022 2022 2022 2022

o EQ0Q £00¢ EDRD E£000 £000 £000 £000 @999

Simon Carter 750 n3 " 1,028 0 1,919 893 1.026
Bhavesh Mistry' 346 52 1,292 465 Q 2172 415 1.757

N

Bnavesh Mistry was aopointed as a [rector on 19 July 2021 Amounts paid are time apoortioned accordingly.

. £1,288,044 of the amount paid to Bhavesh Mistry reprasents awards made to Bnavesh under the Company's Long Term Incentive Plan to repiace pre-existing awards
from nis previous employer that laosed when he left to join the Company.

. Confirmed outcomes Actual Annual Incentive and Long Tarm Incentive cutcomes are confirmed after pushcstion of the Annual Report cach year. Forecast estimated
figuros were publisned in the 2022 Repart: the actual outcomas, which were unchanged from the estimarted figures, are reflected 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 itemns in the nature of remuneration include: life assurance, permanent health insurance, annua! medical check-ups,
professional subscriptions and the value of shares awarded under the all-employee Share Incentive Plan (comprising a free
share award of £3,600 and matching share awards during the year of £3,600 for both Directors).

Pensions
Simon Carter is a member of the Defined Contribution Scheme and utilises his Annual Pension Aliowances; the remaining amount of
his pension is paid in cash, for him to make his own arrangements for retirement. 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 aflowance in lieu of pension to make his own arrangements for retirement.

" Defined benafit Normal
pension accrued at retirement
31 March 2023 age
Executive Dhrector iOOO years
Simon Carter 43 60

There are no additional benefits that will become receivable 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 lavel of Annual Incentive award is determinad by the Committee based 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 measures 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 positions the
future performance of the business so payouts under this part of the Annual incentive Plan will not necessarily correlate with
payouts under the guantitative measures in any year. The level of bonus calculsted 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.

Quantitative Measures

Net Asset Value
changes

Total Property
Return vs MSCI
Benchmark

Annual Profitability

Underlying Profit

Developmant Profit

Environmental
Measures

Globat Real Estate
ESG Benchmark
(GRESB)

20%

10%

20%

10%

EPC Rating

Sub-total

10%

 so%

O

-E319m

Performance

Parformance

0 ing with 10 line with max
minimum expeoctatons

@ Apectanons
(0% Payout
exceopt TPR of
17% Payout)

Obps
| @]
+60bps
" gz28m  £230m
TE125m  £14sm
86 87
6% 41%

 s12sbps

Performance in iinc with

Irnum expectat ons
(100% Fayout)

CE23om

£264m

£175

20

The British Land Cormpany PLC G0621920

Final Final

outcome outcome
(% of max) (% of
salary)

11.3% 17.0%
30% 45%
o% 0%
0% 0%
10% 15%
513%  77.0%

17% payout for

Performance achieved
against target range

matching the MSCI
Benchmark rising
to 100% payout
for outperforming
by 125bps

0% payout for
meeting a threshold
level rising to

100% payout

- O‘-% payout”fgr-'u i

meeting a threshold
level rising to
100% payout

0% payout for
meeting a threshold
level rising to 100%
payout for at

least matching

a stretch level

0% payout for
meeting a threshold
level rising to 100%
payout for at

least matching

a stretch level

The above chart is an estimate of the 2023 TPR outcomes which will depend on performance against MSCi figures that will only beco_me avaliable
after the finalisation of this Repart and as such, represent an estimate of the final figures The final performance will be reported within the 2024

Annual Report
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Simon Carter

Measure

‘Active capital
recycling

Realising

the value
opportunities
in Retail

Realising the

potential of
campuses

Progressing
value accretive
developrment

Building our
exposure in
urban logistics

Delivering our
residential
strategy

Deliver our
place based
approach

I-l-‘eople-é"
Sustainability

Weight'ng

3.0%

20%

3.0%

20%

3.0%

- £1_7_m:3f Office sra!esirexchanged'bost—year ené-.m

Steady planning progress made on Euston Tower
development; public consultation cormmenced.

'aood"progrresrs on-Ré_-téil_Bark pur-_c._r-wases; EQZmBu;chases
with a further £54m completed post year end.

lnvesled £33m in innovation assets and continue to

make progress on langer term master plan opportunities.
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 iabs at Canada Water due to PC in Q1 FY24.

'Resoiut\'ornwib Qrant plangma_ac_hteved on WestE)nex
1 Appeld, Ealing 10-40 The Broadway and 5KS Logistics.

Achieved pre-let at Norton Folgate, with 103k -~ 127k sq ft
exchanged with Reed $mith, and good engagement with
potential cccupiers at 2FA.

Completed on £22m of urban logistics asset purchases.

Good progress on Logistics planning; achieved planning on
5KS and a further 1.5m sq ft (Thurrock, Verney Road, Mandela
Way and Enfield).

2.0% Residential development underway at Aldgate and Canada

0%

Wg,&%r%7I57E”é(\rracrtion plags Under-\;a"y".-Joint Gende?&gthEIC|ty pay

Water; good progress on forward sale of Aldgate and CW
residential sales in line with underwriting.

WBVrrlit'réch fo delw’v-;r two_mEatwes with plangragvelgbréd and

reviewed with asset managers at appropriate assets

gap report produced and published.
Engagement survey completed with a group engagement
score of 78%

Qutcomo

ne British Land Company PLC 00021220

% award

1.5%

5%

17%

1.0%

C07%

- 2.0%

17%

outcome

Final

Final
outcome

{% of max) (% of salary)

10.8%

16.2%
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DIRECTOR'S REMUNERATION REPORT cantinued

Bhavesh Mistry B
Measure Final Final

Outcame
cutcome aytcome
(% of max} (% of salary)

‘Active Capital " 50% Clear investor narrative developed identifying key drivers of 27% o
Recycling return, both near and long term. Good investor engagement

with positive feedback on operational delivery, strength of |

balance sheet and liguidity. '

|

Maintained refinancing date of » 2 years with no requirement :

to refinance until 2026 j
Realising ~ 3.0% Exchanged £51m of leasing, ahead of full year target of £34m,  3.0%
the value with outperformance driven by regears and renewals.
opportunitias
in Retail
Realising the 2.0% Leased £39m in the Office standing portfolio, ahead of full 20%
potential of year target of £35m. Storey occupancy of 93% and renewals i
Cur campuses of 76%. [
Delivering 5.0% Delivered improvements in systems, technology, and Tourw ‘
operational processes. Detailed Technology strategy work underway, o o
efficiency and with year one milestones initiated and progressing to plan. 12.1% / 18.0%
effectiveness ‘

BL Connect delivered at 1001.PS with work underway at

Portman Cluster. All campus apps live following launch at

Regents Place. i

New business plan process in place and operating as BAU.

Data & Reporting use cases, financial processes and i

risk mapping. 1
D;!iivearr our 16% On trégk té delivérrﬁtwo' irnitiaﬂti;res with p-lré;\s drérvelbgéd and B 0.7%
place hased reviewed with asset managers at appropriate assets.
approach ,
Peoplg& N 3.0% WISE&t”actiaﬁib!agé-undgl‘f-way. .Joir;tiéenaer &Eghnicity pay EO% !

Sustainabiiity gap report produced and published.

Engagement survey completed with a group engagement
scare of 78%

Tota Payout

Final gutcome

{% of max) {% of salary}
Simen Carter o o o o o - 62.1%  932%
Bhavesh Mistry S . - o T 634%  950%
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One third of the annual bonus (after tax has been paid) is used to purchase shares which are then held for three years by the
Executive Director.

2022 comparative: In June 2022, the Committee confirmed that the outperformance of TPR compared te the MSCl benchmark was
+270bps, which represents a marginal improvement from an estimated +240bps within the 2022 Annuzl 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 celumn in the single total figure of remuneration table (see page 147) relates to
vesting of awards granted under the foliowing schemes, including, where applicable, dividend eguivalent payments on those
awards. The below note outlines forecasts of the 2023 long term incentive outcomes. The actual outcomes will only become
available 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 31 March 2023. Bhavesh Mistry was granted LTIP sharas upon joining
Rritish Land to replace pre-existing awards granted by previous employers that lapsed when joining the Company as disclosed
in full on page 1486 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
below. 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 Benchmark) previously the IPD UK Annual Property Index; the second (20% of the o
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 1C0 and
the other half measured against the comparator group of FTSE 350 property companies.

The TPR alerment is expected te lapse, based on 8ritish Land’s adjusted TPR of -1.9% per annum when compared to the
estimated Benchmark of -1.8% per annum. Tha TAR element is also expected to lapse based on British Land’s TAR of -6.5%

per annum cormpared to an estimated 4.7% per annum for the property company index The actual vesting of the TPR and TAR
elements can only be calculated once results have been publishad by MSCl and all the companies within the comparator group
respectively. The actual percentage vesting will be confirmed by the Committee 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
companies 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.

increase h valus as a
result of share price

Numbar of Estimated vaiue of Estimated d vidend rmovement betwean

Performance porformance sharas award on vosting equivalent valus arant and vesting

Executive QHEEEW shares or options ,,,,,,‘E‘i“,i‘,‘,“:‘,‘? £000 ECQO £0C0
Simon Carter Shares 272812 128 15 1.

Bhavesh Mistry Shares 121,787 57 5 o]

2022 comparative: As set out in the 2022 Annual Report, the 2019 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 Rirectors 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 shares, and thereby the number of performance shares
awarded, is the average over the three dealing days immediately prior to the day of award. The share price for datermining
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 summarisaed on the next page.

Performance shares

Percentage vesting on

Mumber of End of achievement of miremum
performance Face value porformance porformance threshold
Exacutve Dwector . Grantdate  shares granted FOQO  penod Vestngdate %
Simen Carter 18/CGy/22  AnA /o725 20%
Bhavesh Mistry 19/07/22 268,599 18/07/25 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 LTIP award lapsing. 100% of the proportion of each element 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); absclute 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
measured on the basis of a three year average over the performance periocd. 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 2018 base
level disclosed within our 2030 Sustainability Strategy, which can be found at britishland.com/sustainability.

Save As You Earn Options

Numac: of Sublect to
perfarmance Option pr ce Face value performance Date becormas
Exacut:ve Director ted pence: at grant £000 measures exgrcisable Exarcisatle until
Simon Carter 421 18 No 01/09/25 28/02/26

Bhavash Mistry 22/06/22 421 18 No  01/09/25  28/02/26

1. The option price of 421p reprosents a 20% discount to the tnree day Volume Waighted Avcrage Price botween 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 Directars the ability to purchase shares guarterly using their
post-tax fees. During the year ended 31 March 2023, Mark Aedy, Irvinder Goodhew and Tim Score have each recelved shares
in full or part satisfaction of their fees.

Gutsiand.ng Sc_h_O_.IrT_‘-E:_I_!’_\i_Y Shares held
unvested
Unvostad share share plan Tota! sharas
plan awards awards {not Unvested subject to Total of all share
(subject to subject to share plan cutstanding plan awards and
performance  peorformance aption share plan AsarlApr.  Asat 31 March shareholdings as
Director . measures) meas.res] awards awards 2027 20623 at 3 March 2023
Simon Carter | 1061509 3238 4275 1,069,112 227728 263203 1,352,315
Bhavesh Mistry 620,331 83,658 4,275 717,265 78,001 164,288 881,553
Tim Score (Chair) e 100526 124,283 124,283
Mark Aedy' S ) o ) 2,072
Lynn Gladden S ) 8338
Irvinder Goodhew' o ) S 9,746
Alastair Hughes 7,371
Nicholas Macpherson . . . 5600
Preben Prebensen S R 20,000
Laura Wade-Gery I . 9585 9,585 95
Loraine Woodhouse 8,760 12,123 12,123

1. The snarcnoldings for Mark Acdy and irvincar Goodrew as at 1 Aprii 2022 nave been restated fram the 2022 Annual Report The amounts shown on page 147 of
tha 2022 An~nual Report under 'as at 31 March 2022 incorrectly included 1,916 snares for ‘rvincer Gaodhew and 1,544 snaros for Mark Aedy that werc allotted to
the Directors on 5 April 2027 1n full satisfaction of their respective NED Fees,

2 Nicholas Macpheson retired from tne Board on 12 July 2022 Tne figure of 5,600 sihares was his shareholding at that date.

Acquisitions of ordinary shares after the year end
In addition, en 5 April 2023, the foillowing Non-Executive Directors were allotted shares at a price of 385.85 pence per share in
fuil or part satisfaction of their fees:

Non-Executve D rector Shares alotted

Tim Score o L . 6480
Irvinder Goodhew o B, ; 3,581
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
Execulive Director

Simon Carter ' "”1'21/04/23 ' '3'9'3.17;0
e o 15/05/23  371.70p
Bhavesh Mistry S 14/04/23  39317p
15/05/23 371.70p

or award  Purchasc price

Partnership HMatching Crvidond
shares __shares _ shares
28 76 -
41 82 7
38 78 -
41 82

Other than as set out 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 Directors are 200% for the Chief Financial Officer and
225% for the Chief Executive. In addition, Executive Directors are required to retain shares equal te the level of this guideline
(or if they have not reached the guideling, the shares that count at that time) for the two years following their departure.
There is no set timescate for Executive Directors to reach the prescribed guideline but they are expected to retain net shares
received on the vesting of long term incentive awards until the target is achieved. Shares that count towards the holding
guideline are those which are unfettered and beneficially owned by the Executive Directors and their connected persons,
conditional Share Incentive Plan shares and all vested awards count towards the requirement on a net of tax basis. Any

LTIP performance shares or share options do not count.

The guideline shareholdings for the year ending 31 March 2023 are shown below based on the Volume Weighted Average
Price for 31 March 2023 of 387.8p:
T T T T “—_-______!—;;\-a-i-ng counting % of Sa:ary
Guidehne as toward guidelines Held (Based on
percentage of Guideline at 31 March 2023
Execotive Director — — _. basicsaary holding _ S1March 2025 - Shareholoms)
Simon Carter o . 225% 435147 263,203 136%
Bhavesh Mistry 200% 252,708 164,288 120%
Unvested share awards (subject to performance) S S
o [ — Numler Subject to End of
outstanding at poerformance performance
Executive Drvector e e ?:atc of grant 31 March 2623 muaasdres period Mesting 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 Yas 31/03/24 22/06/24
LTIP performance shares 19/07/22 411,121 Yes  31/03%/25 18/07/25
Bhavesh Mistry LTIP performance shares 19/07/21 121,787 Yes  31/03/23 03/07/23
LTIP performance shares Q2/08/21 238,845 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 e
o T T N-un"ber Sub]QCt to
autstanding at performance —
Executve Director R (Date of grant | 31 March 2023 moasures Vesting date
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 12/07/21 9,403 No 26/05/25
Unvested option awards (not available to be exercised) - o o
T T “_-_--__---P-\-lumber SUbJCCE to End of
outstanding at Option price performance performance Datoe bocomaes
Executive Director Date of grant 31 March 2023 pence measures periad exercisable Exarcisable unti
Simon Carter Sharesave options 22/06/22 4,275 421 No N/A 01/09/25 28/02/26
Bhavesh Mistry Sharesave options 22/06/22 4,275 421 No N/A 01/09/25 28/02/26

On 2 March 2023, 4137 options granted to Simon Carter on 18 June 2019 under the Company's SAYE share scheme lapsed

in full.
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Other disclosures

Relative importance of spend on pay

The graph below shows the amount spent on the remuneration for all employees (including Exacutive Directars) 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 5.1% relative to the prior year. This is largaly 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-18 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 Investrmeant Trusts (REIT) Total Return Index for the same period. The graph shows
how the total return on a £100 investment in the Company made on 1 April 2012 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
foracast vesting outcome for the Chief Executive. The quantum of Annual Incentive awards granted each year and long term
incentive vesting rates are given as a percentage of the maximum oppariunity available.

201514 2014415 2015/16 201617 2017/18 2018/19  2019/20 2020/71 2031/22° 2022/1T

Chrs CHV‘: Chris Chrs Chris Chrs Chrs Siran " simon
Chuaf Exocutive e . Grigg Grgg Grigy Crigg Grigg  Grag  Grgg CcO Carter Carter
Chief Executive’'s single total figure of remuneration
(E000) , o 5388 $551 3623 1938 2,279 1653 1534 1,644 1213 1,736
Annual Incentive awards against maximum
opportunity (%) ) 90 96 67 33 63 36 28 53 91 62%
Long term incentive awards vesting rate against
maximum apportunity (%) a8 93 54 15 16 O [¢] (0] (0] 1%

1. The amount shown for the 2020/2021 year s a blendea figure, representing the remuncration oaid to Chris Griag and Simon Carter for the resoective periods that
they served as CEQ.

2. Confirmed outcome.

3. Estimated outcome
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Total shareholder return

The graph below shows British Land’s total shareholder return for the 10 years to 31 March 2023, which assumes that £100 was
invested on 1 April 2013. The Company chose the FTSE Ali-Share REIT's sector as an appropriate comparater for this graph
because British Land has been a constituent of that index throughout the period.

CEO pay ratio

The 2022/23 CEQ pay ratic, prepared in line with Method A of the repeorting regulations, is set out below, along with historic
data. In lina with the method used last year, this method is considered to be the most comparable approach to the Single
Figure calculation used for the CEQ. The pay data is based on employees as at 31 March 2023 and has been analysed on a
full-time equivalent kasis, with pay for individuals working part-time increased pro-rata to the hours worked. Employeas on
maternity/paternity leave have been included in the analysis.

The table below shows the movement in median ratio since 2019/20. The median ratio has decreased in 2022/23 due to the
lower bonus payout for the CEC and an increase in the tetal 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 policles within British Land as the
remuneration policy for the CEQ is set based on the same principles as the policy for the wider employee population. As such,
salaries for all employees are set to reflect the scope and responsibllities of their role and take intc account pay levelsin

the external market. The majority of staff are also eligible to receive a bonus, and whilst variable pay represents a larger
oroportion of the CEQ's package, in all cases, there is a strong link between payouts and the performance of both the
Company and the individual. The Committee Chair has provided an explanation of the relationship between reward and
performance on page 141,

CEO payrato : _ EONS/26

e s _ _ __20%o/2v - 2021/22  2022/23
Method o A A A A
CEO single figure (E000) e 1534 1644 1919 1,736
Upper quartile I 14:1 16:1 17
Median o ’ e 231 28
Lower quartile 331 351 38:1

1. The 2020/21 single total figure of remunaration represonts a biended amount calculated by reforonce to the amaunts pad to Chns Grigg and Simeon Cartar for the
respoctive poriods that thoy served as Chiof Executive during the year.,

The salary and total pay for the individuals identified at the Lower quartile, 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 represantative of the
structure and quantum of pay at these points in the distribution of employees’ pay.
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2022723 érr:plqycc };:ay .
Qpﬁge rwq uartile )
Median

Lower guartile

Saary Tatal pay £

77595 118,239
65000 77,980

40,076 52,829

Directors’ remuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different elements of the Directors’ remuneration relative to the previous
financial year and the average percentage changes in those elements of remuneration for employees of the listed parent
cempany 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 refevant Annual Report and Accounts.

- CEQO: Simon did not receive a salary increase between 2022 and 2023, nor since his promotion to CEQ in November 2020,
The annual bonus for Simon 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 same across the period with the exception of Irvinder Goodhew who was appeinted to
the Remuneration Committee during the year and stepped down from the ESG Committee. Taxahie benefits relate to
transport and accommaodation which increased in the year ended 31 March 2023 compared with the prior year due to
& reduced level of overnight stays during the tail end of Covid-19.

- Employee average: The increase in employee salaries was due to inflaticnary and promotional increases during the year.
The reduction in the average employee annual bonuses is as a result of lower pearformance 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
vear ended 31 March 2022 and therefore do not have two full years” waorth of fees to compare. They have not received
an increase in salary or fees during the period beyond thaose attributable to changes in Committee responsibilities for
Non-Executive Directors. Bhavesh's pay arrangements are unchanged over the relevant pericds (from his appolntment
on 19 July 2021 until 31 March 2023).

. 2033vs2022 R o ?ééi%? 202t . R 202 ‘ﬂ”o .
Base Annual dase Annua Basc Annual '

salary/fees Banefits bonus salary/fees Aenchits Lanus saary/feos Benefits Gonus
qﬁm%f‘e'at@” ewc.ricnt 77777777 % r,hanrg” % :hfﬂge . % c“,‘?,",ga ?qfhangc * change Eihaﬂgc o % cha_r_\_g_e__w B % ch_«sr_\_ge ?:’__C_hirf??
Simon Carter - 0% 2% -32%  35%  -28% 7% _ nja nfa n/fa
Tim Score ’ 0 0% 0% ‘nfa 7% 0% nwa 20% 0% n/a
Lynn Gladden 0% 98% _n/a 7% 100%  nfa_ 6% 0% n/a
Irvinder Goodhew .. 3% na_  nfa /e n/a__nfa /e p/a
Alastair Hughes 0% nfa  nfa 9% 0% nfa_ 3% 0%  nfa
Preben Prepenég o 0% ~ n/a nfa  12% 0% n/a 12% 0%  n/a
Laura ‘\f-\.-f_a_aefGer;’ o 0% nfa _  nfa 3% ' ) 0% nfa 0% 0% nfa
Loraine ondF\BL’sé B B 0% ) n/a . nfa__ n/a nfa nfa  _ nfa nfa nfa
Average employees e T 1% -17% 6% 7% 50% 2% 1% 4%

The Committea 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 Committee 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 apportunity 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 our Non-Executive Directors for the years ended 31 March 2023 and 31 March 2022

Fees _ _Ta_xab:e benc_ﬁ_* o To%gi-

2023 2022 2023 2022 2023 2022

Chair and Non-Executive Directors _ o i (000 €000 EGOO EOOO
Tim Score (Chair) — _ L 375 375
Mark Aedy ,ff . . .. 9 o .89 39
n Gladden ) ____ 4 2 879

Irvinder Goodhew e o o 77 75
Alastair Hughes . ] o _© 0 9 96
Nicholas Macpherson®* [} o 20 72
Preben Prebensen 7 _ o} o 95 95
Laura Wade-Gery - 1 o} s8 97
Loraine Woodhouse ] Q 93 92

1 Fees include the basic fee of £64,000 paid to cach Nan-Exccutive Director as well as Committee membershio and Charr roles, with exception of the Cnair.

2. Taxable benefits include tae exponses Incurred by Non-Executive Directors. The Company provides the tax gross up on these benefits and the higures shown
avove are the grossed up values. There 1s no vanable element to the Non-Exccutive Directors’ foes

3. Nicholas Macpherson stepped aown from the Board 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, togethar with attendance at Committee meatings, are set out in the
table below:

Date of appointment

Qgg;tcr o B Posit on ____(tcu the Committoe) . B Attendance
Laura Wade-Gery _ Chair T izmayaois - 6/6
Lynn Gladden ember 20 March 2015 e e 8/8

der Goodhew Member 17 Novemper 2021 —_ . &6
Preben Prebensen ' ' Membear 1 September 2017 6/6

During the year ended 31 March 2023, Committee meetings were also part attended by Tim Score (Chair), Simon Carter
(Chief Executive Officer), Bhavesh Mistry {Chief Financial Officer), Brona McKeown (HR Director, General Counsel and
Company Secretary), Kelly Barry (Reward Director) and Gavin Bergin (Head of Secretariat) other than for any itemn relating
to their own remuneration. A representative from Korn Ferry also routinely attends Committee meetings.

The Committee 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 remuneration advisers, Korn
Ferry, prior to each substantive meeting to discuss matters of governance, Remuneration Policy and any concerns they

may have.

How the Committee discharged its responsibilities during the year

The Committee’s role and responsibitities have remained unchanged during the year and are set out in full in its 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 respact of which the Committee received in-depth technical briefings from subject
matter experts from the businass;

- reviewing the Remuneration Policy and strategy for members of the Executive Committee and other membears 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 outcomes 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 Directers and members of 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 appraopriate, 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 Consultants following consultation with a
workforce 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
employeas. All-employee communications were sent from Executive Commitiee members, including the CEO, relating
to wider Company remuneration;

- considering gender and ethnicity pay gap reporting requirements; and

- receiving updates and training on corporate governance and remuneration matters from the independent
remunearation consultant.

The Committee's terms of reference have been reviewed by the Committee during the year and no changes were made.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 foliowing a competitive
tender process. Korn Ferry is a member of the Remuneration Consultants Group and adheres to that group's Code of Cenduct.
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). Kern Ferry also provided general remuneration
advice to the Company during the year,

Voting at the Annual General Meeting
The table below shows the voting outcomes of the resolutions put to shareholders regarding the Directors’ Remuneration
Report and Remuneration Policy at the AGM in July 2022

. o . Votes for % ”;‘EESSEE? Ast N “/ aga‘r\s . thal votes cast_Vo_;s_vT::h__hc;E_
emuneration Report (2022) 633,429,298 96.49 23,012,044 351 656,441,342 [3) o7
emuneration Policy (2022) 631,747,807 $6.24 24,675,598 376 656,423,405 695,944

Dire

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
Corporate 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 inspaction during narmal business hours at the
Company's registered office and at the Annual General Meaeting.

Executive Director Service Cantracts
All Executive Directors have rolling service contracts with the Company which have notice periods of 12 months on either side.

Narma notice por od i

Director s . = cength of service contract Dato pf 50rVICE CONTract o be_g_wy_z_:__r_\_gy either par.lt_r
Simon Carter _ _12months 18 November2020 12 months
Bhavesh Mistry 12 months 19 July 2021 12 maonths

Executive Directors’ external appointments
Executive Directors may take up one non-executive directarship at another FTSE company, subject to British Land Beard
approval. The Executive Directors do not currently hold any paid external appointments.

158 British Land Annual Report and Accounts 2023




The British Land Company PLC 00821320

Chairman and Non-Executive Directors Letters of Appointment
The unexpired terms of the Chairman's and Non-Executive Directors’ letters of appointment are shown below:

Effective da‘:é;;'aibicéwﬁrtir;-\e'ﬁ't"\n -

most recent lettor of Unexpired term
_D_I_re_ct_p_r_'_______ e . Original date of aqurﬂm?gg o ,,,,,,,,,,,appo’“tmem at 16 Mei_?_()?_E__([nﬁ§h_s)_
Tim Score (Chairman) 20 March 2014 . 5May2023 4
Preben Prebensen (SID) . September207 1September 2020 14
Mark Aedy ~ 1September 2021  1September2021 26
Lynn Gladgen ~ 20March2015  24May2021 14
irvinder Goodhew 10ctober 2020 10ctober 2020 14
Alastair Hughes " JJanyary2018  tdanuary2¢21 14
Laura Wade-Gery 13 May2015 ~24Mayzo2l 4
Loréﬂineﬂw‘éodhouse e 77777777771 ﬁarch 2021 1 March 2027 14

Although the Chair's and Non-Executive Directors’ appcintments are for fixed terms, their appointments may be terminated
immediately without notice if they are not reappointed by shareholders or if they are removed from the Board under the
Company's Articles of Association or if they resign and do not offer themselves for re-election. In addition, 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
Nen-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 Non-Executive Directors may be entitled, in certain limited
circumstances, such as corporate transactions, to receive payment in lieu of their notice period where the Company has
terminated thair appointment with immediate effect.

This Remuneration Report was approved by the Board on 16 May 2023,

s *‘//*‘Ji@

Laura Wade-Gery
Chair of the Remuneration Committee
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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 cur Corporate Governance Report from pages 106 to 163 and Other
Information section from pages 246 to 253 for the purpaose 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 41.8R. 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:

Di ldgnds__

I'—"manC!ai |n5tﬂrumrents = risk management objectcves and pohmes

Exposu re to risks

Additional unaudited financial information (LR 984 (2))

Page

Section 'n Annual Report
B 7 ' Strategrc Repor'tm: 7 o T8 to_35
B Strategic Report ) ' 7W 7 7; 29
o Wrﬁétrategircheport 7/” 3 / 43 to 475'
Stféteg1c Report B /7 ' - &1
o - Strawtﬂég'c F&epbrt - - 7 56_to 69
" stategicReport 31092
) Strategic Report 7102 to 103
o - 7 Governance WV_ 11? to 119
D\recto;; Rerﬁﬁneratlom Report 146
' . Fmancurarl Statements o 788 and }2_3
Financial Statements 209 to 218
Cther Information (unaudlted) 246 to 253

Annual General Meeting (AGM)
The 2023 AGM will be held at 11:00 on 11 July 2023 at
100 Liverpool Street, EC2M 2RH.

A saeparate 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 resolution at a general meeating
of shareholders. 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 Directers and
details of the Board Cammittees of which they are members
are set out on pages 108 to 111 and are incorporated into this
Report by referance. Changes to the Directors during the
year and up to the date of this Report are set out on page
107. The Company’s current Articles require any new
Diractor 16 stand for election at the next AGM following
their appointmeant However, in accordance with the Code
and the Company’s current practice, alt continuing Directors
offar themselves for election or re-election, as reqguired, at
the AGM.

Details of the Directors’ interests in the sharas 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 agreements 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 legisiation.
The Board may appoint any person to be a Director so long
as the total number of Directors does not exceed the limit
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 recommended by the Board. The Articles alse
empower the Board to appoint as a Diractor any person who
is willing to act as such. The maximum possible number of
Directors under the Articles is 20. In addition to any power

of removal conferred by the Act, the Articles provide that the
Company may by ordinary resolution (and without the need
for any special notice) remove any Director from office. The
Articles also sat out the circumstances in which a person shall
cease to be a Director.

The Articles require that at each annual general meeting
each person who is a Director on a specific date selected by
the Board shall retire from aoffice. The date salectad shall be
not more than 14 days before, and no later than, the date of the
natice of annuzl general meeting. A Director who retires at
an annual general meeting shall be eligible for reappointment
by the shareholders.

Directors’ interests in contracts and confiicts
of interest

No contract existed during the year in relation o 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 respect of any potential legal action
brought against its Directors.

‘Qualifying third party indemnity' provisions (as defined

by Section 234 of the Companies Act 2006) were in force
during the course of the year ended 321 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 Hahilities 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 Company and to appoint ¢ne or mare proxies or, if
the holder of shares is a corporation, one or more corporate
representatives. On a show of hands, each holder of ordinary
shares shall have one vote, as shall proxies. On a poll, every
holder of ordinary shares present in person or by proxy shali
have one voie for every share for which they are a holder.
There are no rastrictions on voting rights or the transfer

of shares except in relation tc Real Estate Invesimeant

Trust restrictions.

The Directors were granted authority at the 2022 AGM

ta allot relevant securities up to a nominal amount of
£77.237.612 as well as an additional autharity to allot shares
to the sarme value again for a rights issue. This authority will
apply until the conclusion of the 2023 AGM or the close of
business on 29 September 2023, whichever is the sooner. 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 allot shares for cash on a non-pre-
emptive basis both in connection with a rights issue cr similar
pre-emptive issue and, otherwise than in connection with any
such issue, ug to a maximum nominal amount of £11,585,641.
A further special resciution was passed to permit the
Directors to allot shares for cash on a non-pre-emptive basis
ug to the same amount for use only in connection with an
acquisition or a specifiad capital investment. AL 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 Septembar 2023,

The Company made no purchases of its cwn shares into
treasury during the year pursuant to the above authority.
The Company continuad 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,
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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 other than as specifically restricted in the documents
which govern the relevant employee share plan.

Waiver of dividends

Blest Limited and Equiniti Share Pian Trustees Limited act as
trustees {(Trustees) of the Companies discretionary Employeas
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 ali dividends
payable by the Company on sharas 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 Regulatcry
Information Service and made available on the Investors
secticn 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.

Interests in

D’e’r’:nn%age hold.ng
ordinary shares __gscloses %

BlackRock, Inc. M,736,6560 12.04
Norges Bank 72,963,230 7.87
APG Asset Management N.V. 55,244,122 5.96
Invesco Ltd. 45,871,686 4.95
Brookfield asset
Management Inc. 29,409,577 317

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 DTR 5. The information provided is
correct at the date of notification:

interests in Percentage holding
ordanary shares cisclased %

BlackRock, Inc. 115,899,477 12.48
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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 1o request repayment or have a put at

par within a certain period following a change of control of
the Company. In the case of the Sterling bond this arises if
the change of controf also 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 betweaen the Company and its
Executive Directors or employees providing for compensation
for loss of office or employment that occurs specifically
bacause of a takeover, merger or amalgamation 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 renewsed,
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, consistent and transparent manner.

5 For more information please visit the Suppliers section of
our website at britishland com/suppliers.

Events after the balance sheet date

.7\ 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 pofitical
donations or incur any expenditure during the yvear endad
31 March 2023 (nil).

Inclusive culture

British Land employees are committed to promating an
inclusive, positive and collabaorative culture. Our 2030
Diversity, Equality & tnclusion 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,
nationatity, ethnic origin, religion, religious or othar
philosophical belief, disability, gender identity, gender
reassignmaent, marital or civil partner status, or pregnancy
or maternity. As stated in our Equal Cpportunities 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 cur policies are
accessible to all employees, making reascnable
adjustment when required.
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Through its policies and more specifically the Equal
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
aims to ensure that reasonable steps are taken to accommodate
their disability by making reasonable adjustments to their
existing employment/engagerment.

Community investment

Our financial community investment during the year totalled
£2.2m (for the year ended 31 March 2022: £1,813,909). Of this,
£15m 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 included in the figures above.
For the year ended 31 March 20232 this covered:

- 50% uplift of British Land staff payroll giving contributions
(capped at £5,000 per person and £50,000 per annum for
the whole organisation); and

-~ A staff matched funding pledge, matching money raised
for community organisations by British Land staff up to
£500 per person per year.

Qur 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 enjoyment

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 wellbeing
and enjoyment. This all supports our strategy to create
Places People Prefer,

Auditor and disclosure of information

PwC has indicated its willingness to remain in office and, on
the recommendation of the Audit Committee, a resolution to
reappoint 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

rong WK

Brona McKeown
HR Director, General Counsel and Company Secretary

The British Land Company PLC
Company number; 621920




Directors’ Responsibilities Statement

The Directors’ Responsibilities Statement below has been
prepared in connection with the Annual Report and financial
statements for the year ended 31 March 2023. Certain parts
of the Annual Report and financial statements have nct been
included in this announcement as set out in Note 1to the
financial information,

The Directors are responsible for preparing the Annual
Report and the financial statements in accordance with
applicable law and regulation.

Company law requires the Directors to prepare financial
statements for each financial year. Under that law the
Directors 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 107 “Reduced Disclosure Framework”, and
applicable law).

Under company law, Directors must not approve the financgial
statements uniess 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 Diractors
are required to:

- selact suitable accounting policies and then apply
them consistently;

- state whether 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 Company 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
steps 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 Cempany’s transactions and disclose with
reasonable accuracy at any time the financial position of
the Group and Company and enable thern to ensure that
the financial statements and the Directors’ Remuneration
Report comply with the Act.

The Directors are responsible for the maintenance and integrity
of the Company’'s website. Legisiation in the United Kingdom
govarning the preparation and dissemination of financial
statements may differ from legislation in other jurisdictions.

Tha British Land Company PLC 00621920

Directors’ confirmations

The Directors consider that the Annual Report and Accounts,
taken as a whole, is fair, balanced and understandable and
provides the information necessary for shareholders to assess
the Group's and Company’s pasition and performance,
business model and strategy.

Each of the Directors, whose names and functions are listed
in Corporate Governance Report on pages 108 to 111,
confirms that, to the best of their knowledge:

- the Group financial statements, which have been prepared
in accordance with UK-adopted International Accounting
Standards and IFRSs issued by |ASB, give a true and fair
view of the assets, liabilities, financial position and profit
of the Group;

- the Company financial statements, which have been
prepared in accordance with United Kingdom Accounting
Standards, comprising FRS 101, give a true and fair view of
the assets, liabilities and financial positicn 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 development and performance of the business and the
position of the Company and the Group taken as a whole,
together with a description of the principal risks and
uncertainties that it faces

In the case of each Director in office at the date the
Directors’ Report is approved:

~ so far as the Director is aware, there s no retevant audit
information of which the Group's and Company’s auditors
are unaware; and

- they have taken all the steps that they ought to have taken
as a Director in order to make themselves aware of any
relevant audit information and to establish that the Group's
and Caompany’s auditors are aware of that information.

By order of the Beoard.

-

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 statements and company financial statements (the “financial staterments™)
give a true and fair view of the state of the group's and of the company’s affairs as at 31 March 2023 andi 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 apphed in accordance with the provisions of the Companies Act 2006;

- the company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice (United Kingdom Accounting Standards, including FRS101 “Reduced Disclosure Framework”, and
applicable law) and

- the financial statements have been prepared in accordance with the raguirements of the Companies Act 2006.

We have audited the financia! statements, included within the Annual Report and Accounts 2023 (the "Annual Report”), which
comprise: the Consolidated and Company Balance Sheets as at 31 March 2023; the Consclidated Income Statement, the
Consolidated Statement of Comprehensive Income, the Consolidated Statement of Cash Flows, and the Consoclidated and
Company Statements of Changes in Equity for the year then ended, and the notes to the financial statements, which include a
description of the significant accounting policies.

QOur opinion is consistent with our reporting to the Audit Committee.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) (“ISAs (UK)") and applicable law. Qur
responsibilities under 1SAs (UK) are further described in the Auditors’ responsibilities for the audit of the financial statements
section of our report. We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
our opinion.

Independence The British L and Comoany PLE 00621920

We remained independent of the group in accordance with the ethical requirements that are relevant to our audit of the
financial statements in the UK, which includes the FRC's Ethical Standard, as apphicable to listed public interest entities, and
we have fulfilled our othar ethical responsibilities in accordance with these requirements,

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC's Ethical Standard were not
provided.

Other than those disclosed in Note 5 we have provided no non-audit services to the company or its controlled undertakings in
the period under sudit.
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Our audit approach

Overv ew

Audit scope - Wae 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 greoup financial statements are prepared on a
consolidated basis, and the audit team carries ocut an audit over the consolidated group balances
in support of the group audit opinion.

- The group’s properties are spread across a number of statutory entities with the group financial
statements being a consclidation of these entities, the company and the group’s joint ventures.
All 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 financia!l statements as
a whole.

Key audit matters - Valuation of investment and development properties, either held directly or through joint
ventures (group).

- Recoverability of tenant debtors and incentives {(group)

- Accounting for the Paddington Central partial dispasal and joint venture arrangement (group).

- Taxation {group).

- Recoverability of investments and loans to subsidiaries and joint ventures (company).

Materiality - Overall group materaallty E82 9 mlllwon (2022 E98 4 mllllon) based on 1% of total assets
- Specific group materiality: £13.3 million (2022: £12.6 million), based on 5% of the group’s Underlying
Profit before tax.
- Overail company materiality: £74.6 million (2022: £88.5 million) based on 1% of total assets.
- Performance materiality: £62.1 millien (2022: £73.8 million) (group) and £56.0 millien
(2022: £66.3 millicn) (company).

The scope of our audit
As part of designing our audit, we determined materiality and assessed the risks of material misstatement in the
financial statements.

Key audit matters ntish Land Gompany PLC 00621920
Key audit matters are those matters that, in the au itors” professicnal’judgement, were of most significance in the audit of the

financial 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, inciuding those which had the greatest effect on the overall audit strategy: the
allocation of resources in the audit; and directing the efforis of the engagement team. These matters, and any comments we
make on the results of our procedures thereon, were addressed in the context of cur audit of the financial statements as a
whole, and in forming our opinion therecn, and we do not provide a separate opinion on these matters.

This is nct & complete list of all risks identified by our audit.

Accounting for the Paddington Central partial disposal and jeint 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 vear.
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INDEPENDENT AUDITORS’ REPORT continued

Key audit matter

properties, either heid directiy or through
joint ventures (group)

Refer to the Report of the Audit
Committee, Motes to the financial
statements - Note 1 (Basis of preparation,
significant accounting policies and
accounting judgements), Note 10
(Property) and Note 11 (Joint ventures).The
group owns either directly or through joint
ventures a portfolic of property consisting
of Campuses, Retail & Fulfilment and
Developments. The total property portfolic
valuation for the group was £5 595 million
(2022: £6,944 million) and for the group's
share of joint vantures and funds was
£3,316 million (2022: £3,538 millicn) as at
31 March 2023 The valuations were carried
out by third party valuers CBRE, Jones
LLang LaSalle, Cushman & Wakefield and
Knight Frank (the ‘Valuers™).

The Valuers were engaged by the directors
and performed their work in accordance
with the Roval Institute of Chartered
Surveyors ('RICSY Valuation ~ Global
Standards and the requirements of 1AS 40
‘Investmeant Property’. In determining the
vaiuation of a property, the Valuers take
intc account property-specific information
such as the current tenancy agreements
and rental income.

They apply assumptions for yields and
estimated market rent, which are
influenced by prevailing market yields and
comparable market transactions, to arrive
at the final valuation. For developments,
the residual appraisal method is used, by
estimating the fair value of the completed
project using a capitalisation method less
estimated costs to completion and a risk
premium. The valuation of the group's
property portfolio was identified as a key
audit matter given the valuation is
inharently subjective due to, among other
factars, the individusa! nature of each
property, its iocation and the expected
future rental streams for that particular
property,

The significance of the estimates and
judgements involved, coupled with the fact
that only a small percentage difference in
individual property valuations, whan
aggregated, could result in a material
misstatement, warranted speacific audit
focus in this area.

166

row our auait addressed the key addit mater
Given the inharent subjectivity involved in the vatuation of the property
portfalio, and therefore the need for deep market knowledge when
determining the most appropriate assumptions and the technicalities of
valuation methodology, we engaged our internal valuation experts {qualified
chartered surveyors) to assist us in our audit of this matter. We assessed the
Valuers' qualifications and expertise and read their terms of engagement with
the group to determine whether there were any matters that might have
affected their objectivity or may have imposed scope limitations upon their
work.

We also considered fees and other contractual arrangements that might exist
between the group and the Valuers. We found no evidence to suggest that the
objectivity of the Valuers was compromised We read the valuation reports for
the properties and confirmed that the valuation approach for each was in
accordance with RICS Global Standards. We obtained details of each property
hald 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 yiefds
used by the Valuers with the range of expected yields and the year on year
capital movement to our expected range.

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 method, we
obtained the development appraisals and assessed the reasonablenass of the
Valuers’ key assumptions This included comparing the yield to comparable
market benchmarks, comparing the costs to complete estimates to
davelopment 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, tha key assumptions and their rationale behind the more significant
valuation movements during the vear.

Where assumptions were outside the expected range or showed unexpected
movemeants basad on our knowledge, we undertook further investigations,
held further discussions with the Valuers and cbtained evidence to support
explanations received. We also challenged the Valuers as to the extent to
which recent market transactions and expected rental values which thaey made
use of in deriving their valuations took into account the impact of climate
change.

The valuation commentaries provided by the Valuers and supporting
evidence, enabled us to consider the property specific factors that may have
had an impact on value, including recent comparable transactions where
appropriate.

Waea concluded that the assumptions used in the valuations were suppartable
in light of available and comparable market evidence. We performed testing
on the standing data in the group’s information systems concerning the
valuation procass. We carried out proceduras, on a sample basis, to satisfy
ourselves of the accuracy of the property information supplied to the Valuers
by management. For operating properties, we agreed tenancy information to
supporting evidence on a sample basis. For developrmeants, we confirmed that
the supporting information for construction contracts and budgets, which was
supplied to the Valuers, was also consistent with the group’s records for
example by inspecting construction contracts. For developments, capitalised
expenditure was tested on a sample basis to invoices, and budgeted costs to
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 net
asset value of the group. We have no issues to rapart in respect of this work.
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Recoverability of tenant debtors and incentives {(group)
Refer 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 (Dabtors). The total value of trade
debtors recognised within the group was £33 million

(2022 £53 million) and within joint ventures was E11 million at
31 March 2023 (2022: £17 million}, against which an expected
credit loss (CECL") provision of £27 million (2022: £47 million)
and E7 million (2022: £13 miilion) respectively was recognised.
The total tenant incentives recognised within the group was
F155 million (2022: £161 million) and within joint ventures was
£102 miition at 31 March 2023 (2022: £96 million), against which
an ECL provision of £20 millien (2022: £19 million) and

£12 millicn {2022 £8 mitlion) respectively was recognised.
Covid-19 and the resulting economic and social disruption in
prior vears brought unforesaen challenges to the UK and the
wider global economy, impacting the group and in general the
overall risk profile, Whilst conditions 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 fallure,

The level of arrears has reduced from the prior year, although
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 a matrix
methodeology 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 debtars, the historical cash coliected over the
pandemic period 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 collections which are not relevant for tenant
incentive balances. In addition, during the year, the IFRS
interpretations Committee CIFRIC) issued their dacisions on the
treatment of lesscr 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 vear 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 refation to the [FRIC
decisions, our audit focused on this area, including that the
rastatements made were accurate and that adeguate disclosures
were made In accordance with IAS 8 Accounting Policies,
Changes in Accounting Estimates and Errors.
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7Fiorw our-aud\t aédressad"th_t; k;;;udm n’*attcr_ o
We have evaluated the methodcelogy utilised by the
directors in determining the ECL provisions as at

31 March 2023, We are satisfied the approach is
compliant with the reguirements of IFRS 8 Financial
Instrurnents.

We obtained and checked the mathematical ac¢uracy,
and completeness, of the data used to calculate the
provision balances. Given the complexity and the
manual nature of the ECL model, we used an
independent application to check the integrity of the
spreadsheet used to calculate the provision.

On a sample basis, we performed detailed testing over
the underlying data and informaticn used in the ECL
analysis including but not limited to verifying: the
tenant’s year end outstanding debtor balance; the
tanant’s year end unamortised lease incentive balance;
the tenant’s credit histories and current trading
performance; the ageing of the balances; the leve! of
cash collections during the year; and the forward-
loocking expectation of collection rates amongst other
factors. We assessed the significant assumptions
adopted by management in the provision for ECL on
tenant debtors and incentives against supporting
evidence.

Cn 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 probability 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 calculaticns of the
adjustments required for both the 2021 and 2022
financial years, verifying that the data was accurate and
completa. We reviewed the disclosures that
management included in Note 1 to explain the changes
in accounting policias, and ensurad that the restated
comparative information was complete and accurate.

We have no matters to report in raspect of this work.
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INDEPENDENT AUDITORS’ REPORT cantinued

®ey aud t mattar

Accounting for the Paddington Central partial disposal and joint
venture arrangement (group)

Refer to the Audit Committee Report and the Financial Statemeants,
Notes to the financial statements - Note 1 (Basis of preparation,
significant accounting policies and accounting judgements) and
Note 11 {Joint ventures). During the reporting periad, the group
disposed of its Paddington Central Campus assets into the
Paddington Ceniral 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 2
consideration of £915m and recorded a £19m loss on disposal.

The directors have exercised critical judgement in respect of the
joint control assassment of the Joint Venture. As part of the
assassment, the directors considered the group's control over the
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 have been abie to satisfactorily
conclude that the group has joint contro! over the Partnership and
therefore has accounted for the Partnership as a joint venture using
the equity methad, in-line with the group’'s accounting policies, This
warranted additional audit focus due to the size and nature of the
transaction and the critical accounting fudgement madae by the
directors.

Taxation {group)
Rafer to the Report of the Audit Committee, the Notes to the
financial statements - Note 1 (Basis of preparation, significant
accounting policies and accounting judgements) and Note 7
(Taxation), The UK Real Estate Investmeant Trust (REIT") regime
grants companies tax-exempt status provided they meet the rules
within the regime.

The rules are complex, and the tax-exampt status has a significant
impact on the financial statements. The complexity of the rules
creates a risk of an inadvertent breach and the group’s profit
bacoming subject to tax. The group’'s status as a REIT underpins its
business madel and shareholder returns. For this reason, it warrants
special audit focus. The obligations of the REIT regime include
requirements {o comply with balance of business, dividend and
income cover tests. The Broadgate and RPaddington Central joint
ventures are also structured as a REITs and as such, REIT
compliance is also 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, additiona! audit
focus was placed on tax provisions.
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row our audit acdres sea the key audit matter

‘We obtained an understanding of the nature of the

fransaction and assessed the accounting treatment
in relation to the group’s accounting policies. For the
disposal, we obhtained and reviewed the key
supporting documentation including the sale and
purchase agreements and completion statements
and agread 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
Consclidated Financial Statements, IFRS 11 Joint
Arrangements, and IAS 28 Investmeants in Associates
and Joint Ventures, and verified the degree of
control ar influence held by the group was
appropriate 1o recognise a icint venture
arrangement.

We have no matters to report in respect of this work.

approach {o ensuring compliance with the REIT
regime rules and we invalived cur 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 compliance 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 no matters to report in respect of this work.



<oy audic matter
Recoverability of investments and loans to subsidiaries and joint
ventures (company)

Refer to the Notes te the financial statements - Note A (Accounting
policies - Critical accounting judgements 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 subsidiaries of

£23,140 million (2022: £33,140 million) and investments in joint
ventures £111 miflion (2022: £116 millian) as at 31 March 2023. This is
following the recognition of a £354 million (2022: £32 million)
provision for impairment in investments in subsidiaries, a write back
of impairment of £1,350 million (2022: write back of £221 million) in
loans to 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 apy impairment. Impairment of the loans is
calculated in accordance with IFRS 9, where expected credit losses
are considered te 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 IAS 36. In the year, the company received capital distributions
totalling £9,847 million (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 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 these
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 these held in subsidiaries that
made capital injections, in accordance with I1AS 36, IFRS 9 and its
accounting policy. Given the inherent estimation and complexity in
assessing both the carrying value of a subsidiary or joint venture
company, and the expected credit loss of intercompany loans, this
was identified as a key audit matter.
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o our U areveed the kay suai matior
We assessad the accounting policies for investments
and loans in subsidiaries and investment in joint
ventures to ensure they were compliant with FRS 101
“Reduced Disclosure Framewaork”. We obtained
management’s impairment assessments for the
recoverability of investments and leans in
subsidiaries and investment in joint ventures as at

31 March 2023.

We verified that the methodclogy used by
management in arriving at the carryving value of the
inveslments in subsidiaries and joint ventures was in
line with 1AS 36 Impairment of Assets, and that for
loans to subsidiaries the expected credit loss was in
line with IFRS 9 Financial Instruments, including the
related provision for impairment of investments and
reversal of impairment of the loans.

We identified the key estimate within the assessment
of impairment of the investments and loans to
subsidiaries and investments in joint ventures to be
the underlying valuation of investment property held
by the subsidiaries and joint ventures. Far details of
our procedures over investment property valuations
please refer to the related group key audit matter
above.

Given the complexity and the manual nature of tha
impairment maodels, we used an independent
application to check the integrity of the
spreadsheets and to recalculate the provisions. We
assassed the steps undertaken by management to
restructure and simplfy the corporate structure and
obtained documentation to suppert the transactions
executed on a sample basis.

We have no matters to 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 work ta 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 &
Fulfilment, across the United Kingdem. These are held within a variety of subsidiaries and joint ventures with the group
financial statements baing 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 were
scoped in for specific account balances. All work was carried out by the group audit team with additional procedures
performed at the group level (including audit procedures over the consolidation and consolidation adjustments) tc ensure
sufficient coverage and appropriate audit evidence for our opinion on the group financial statements as a whole.

The Group operates a common IT envirenment, processes and controls across all reportable segments. In establishing the
overall approach to our audit, wa assessed the risk of material misstatement, taking intc account the nature, likelihood and
potential magnitude of any misstatement. Following this assessment, we applied prefessional 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 cur audit

in planning our audit, we made enguiries with management to understand the extent of the potential impact of climate change
risk on the financial statements. Qur evaluation of this conclusion inciuded 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 cur key audit
matter above. We also considered the consistency of the disclosures in relation ta climate change made within the Annual
Report, the financial statements 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 threshoids for materiality.
These, together with qualitative considerations, helped us tc determine the scope of our audit and the nature, timing and
extent of our audit procedures on the individuatl financial statement line items and disclosures and in evaluating the effect of
misstatements, both individually and in aggregate on the financial statemants as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Financial statements - group F nancial statements - comean
Y

Overall materiality £82.9 milion (2022 £08.4 milion). £74.6 million (2022, €88.5 million).

H;W we 1% o?{ot“al a_s_set-s- 1% of Eatalréssg{s
determined it

Rationale for A key determinant of the group's valug is property  The company’s main activity is the investments in
benchmark investments. Due to this, the key area of focus in and 'oans to subsidiaries and joint ventures. Given
applied the audit is the valuation of investment and this, we set an overall company materiality tevel
develepmant proparties, aither 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 our ovearall group materiality.
The range of materiality aliccated across components was between £8m to €16m. Certain components were audited to a foca!
statutory audit materiality that was also less than our overall group materiality.

In addition, we set a specific materiality level of £13.3 million (2022: £12.6 million) for items within the Underlying column of
the Income Statement which is based on 5% of the group's Underlying Profit before tax

We use performance materiality to reduce to an appropriately low level the probability that the aggregate of uncorrected and
undetected misstatements exceeds overall materiaiity. 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 disciosures, for example
in determining sample sizes. Our performance materiality was 75% (2022: 75%) of overall materiality, amounting to

£62.1 million (2022: £73 8 million) for the group financial statements and £56.0 million (2022: £66.3 million) for the company
financial statements.

In datermining the performance materiality, we considered a number of factors - the history of misstaterments, risk assessment
and aggregation risk and the effectiveness of controls - and congluded that an amount ar the upper end of our normal range
wWas appropriate

We agreed with the Audit Committee that we would report to them misstatements identified during our audit above
£4.1 miliion {Group audit) (2022: £4.9 million) and £3.7 miilion {(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 £1.0 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 qualitative reasons

Conclusions refating 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 inchuded:

-~ Corroborated key assumptions (e.g. liquidity forecasts and financing arrangements} to underlying documentation and
ensured this was consistent with cur 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 plausibla downside scenario, including assessing whether we considered the downside sensitivities to be
appropriately severe;
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- Tested the integrity of the underlying formuias 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 scenaria
materialising. Specifically, we focused on whether these actions are within the Group's contrel and are achievable; and

- Reviewed the disclosures provided relating to the going concern basis of preparation and found that these provided an
explanation of the directors” assessment that was consistent with the evidence we obtained.

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions that,
individually 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 forissue.

In auditing the financial staterments, we have concluded that the directors’ use of the goinyg concern basis of accounting in the
preparation of the financial statements is appropriate,

However, because not all future events or conditions can be predicted, this conclusion is not a guarantee as te 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 to in relation to the directors’ statement in the financial statemeants about whether the directors
considered it appropriate to adopt the going concern basis of accounting.

Cur 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 ali of the information in the Annua! Report other than the financial statements and our
auditors’ report thereon. The directors are responsible for the other informaticn. Our opinion on the financia! statements does
not cover the other information and, accordingly, we do not express an audit opinion or, except to the extent otherwise
explicitly stated in this report, any form of assurance thereon.

In connection with our audit of the financial statements, our responsibility is to read the other information and, in doing so,
consider whether the other infermation is materially incensistent with the financial statements or our knewladge 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 proceduras to conclude whether there Js a material misstatement of the financial
statements or a material misstatement of the other information. If, based on tha work we have performed, we conclude that
there is a material misstatement of this other information, we are required 1o report that fact. We have nothing to report
based on these responsibilities.

With respect to the Strategic Report and Directors’ Report and additional disclosures, we aiso considered whether the
disclosures required by the UK Companies Act 2006 have been included.

Based on our work undertaken in the course of the audit, the Companies Act 2006 requires us also to report certain opinions
and matters as described below.

Strategic Report and Directors’ Report and additional disclosures

In our opinion, based on the work undertaken in the course of the audit, the information given in the Strategic Repert and
Directors’ Report and additional disclesures for the year ended 31 March 2023 is consistent with the financia! statements and
has been prepared in accordance with applicable tegal requirements.

In light of the knowledge and understanding of the group and company and their environment 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 accerdance 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 cur review. Qur 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 statement is materially consistent with the financial statements and our knowladge 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 cut 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 adoept the going
concern basis of accounting in preparing them, and their identification of any material uncertainties to the group’s and
cempany’s ability to continue to do so over a peried of at least twelve months from the date of approvat of the financial
statements;

British Land Annual Report and Accounts 2023 7




Tre British Lana Company PLC 00621320

INDEPENDENT AUDITORS’ REPORT continued

~ The directors’ explanation as to their 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 Habilities as they fall due over the period of its assessment. including any related disclosures drawing
attention to any necessary qualifications or assumptions.

Our review of the directors’ statement regarding the longer-term viability of the group and company was substantiafly less in
scope than an audit and only consisted of making inquiries 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
considering whether the statement is consistent with the financial statements and our knowledge and understanding of the
group and company and their eanvironment obtained in the course of the audit.

In addition, based on the work undertaken as part of aur audit, we have concluded that each of the following elements of the
corporate governance statement is materially consistent with the financial statements and our knowladge obtained during
the audit:

- The directors’ statement that they consider the Annual Report, taken as 3 whole, s fair, balanced and understandable, and
provides the information necessary for the members to assess the group’s and company's position, performance, business
model and strategy,

- The section of the Annual Report that describes the review of effectiveness of risk management and internal control
systems; and

- The section of the Annual Report describing the work of the Audit Committee,

We have nothing to report in respect of our responsibility to report when the directors’ statement relating to the company’s
compliance with the Code daes 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 financial statements and the audit

Responsibilities of the directors for the financial statements

As explained more fuily in the Directors’ Responsibilities Statement, the directors are responsible for the preparation of the
financial statements in accardance with the applicable frameworic and for being satisfied that they give a true and fair view.
The diractors are also responsible for such internal control as they determine is necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the directors are responsible for assessing the group’s and the company's ability to
continue as a going concern, disclesing, as applicable, matters related to going concern and using the going concern basis of
accounting unless the directors either intend to liquidate the group or the company or to cease operations, or have no realistic
alternative but to do so.

Auditors’ responsibilities for the audit of the financial statements

Our abjectives are to cbtain reasonable assurance about whether the financial statements as a whaole are free from material
misstatement, whether due to fraud or error, and to issue an auditors’ report that includes our opinion. Reasonable assurance
is a high level of assurance, but is not a guarantee that an audit conducted in accordance with ISAs (UK) will always detect a
material misstatament when it exists. Misstatements can arise from fraud or error and are considared material if, individually or
in the aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in fine with
our responsibilities, outlined above, to detect material misstatements in respect of irregularities, including fraud. The extent to
which our pracedures are capable of detecting irregularities, including fraud, is detaiied below.

Basad on our understanding of the group and industry, we identifled that the principal risks of non-compliance with laws and
regulations related to compliance with the Real Estate Investment Trust (REIT) status section 1158 of the Corporation Tax Act
2010 and the UK regulatory principles, such as those governed by the Financial Conduct Authority, and we cansidered the
extent to which non-compliance might have a material effect on the financial statements. We also considered those laws and
regulations that have a direct impact on the financial statements such as the Companies Act 2006. We evaluated
management's incentives and ocpportunities for fraudulent manipulation of the financial statemants (including the risk of
override of controls), and determined that the principal risks were related to posting inagpropriate journal entries to increase
revenue, management bias in accounting estimates and judgemental areas of the financial statements such as the valuation of
investment and developmaeant properties and the expected credit loss provisions in respect of tenant debtors and incentives
(sce related key audit matrers above). Audit procedures performed by the engagement team included:

~ Discussions with management and internal audit, including consideration of known or suspected instances of non-
compliance with laws and regulations and fraud, and review of the reports made by managernent and internal audit,

- Understanding of management’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 fraud;

- Reviewing relavant meeting minutes, inciuding those of the Risk Committee and the Audit Committee;

- Review of tax compliance with the involvement of cur tax specialists in the audit;

- Designing audit procedures to incorporate unpredictability around the nature, timing or extent of cur testing;
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- 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 loss provisions in respect of tenant
debtors and incentives as described in the related key audit matters above; and

- Identifying 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 describad above. We ara less likely to become aware of instances of
non-compliance with l[aws and regulations that are not closely related to events and transactions reflected in the financial
statements. Also, the risk of not detecting a material misstatement due to fraud is higher than the risk of not detecting one
rasulting from error, as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations,
ar through collusion.

Our audit testing might include testing complete populations 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 seak to target particular items 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/auditorsrespansibilities. This description forms part of our auditors’ report.

Use of this report

This report, including the opinions, has been prepared for and only for the company's members as a body in accordance 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 person to whom this report is shown or into whose hands it may
come save where expressiy 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 our audit; or

- adequate accounting records have not bean kept by the company, or returns adequate for our audit have not been
received from branches not visited by us; or

- certain 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 Committes, we were appointed by the members on 18 July 2014 to audit the
financial statements for the yaar ended 31 March 2015 and subsequent financial periods. The period of total uninterrupted
engagement is 9 years, covering the years ended 31 March 2015 to 31 March 2023,

Other matter

In due course, as required by the Financial Conduct Authority Disclosure Guidance and Transparency Rule 4.1.14R, these
financial statements will form part of the ESEF-prepared 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

6 May 2023
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FINANCIAL STATEMENTS

Consolidated Income Statement

For the year ended 31 March 2023

Restated
,,,,, 2 _ o A .
Capital Capital
underlylng® and ather Total Unaariyirg” ana ather Total
e — e . Note ... .Em . fm ... Em . Em __ Em £m
Revenue 3 418 - 418 432 (20) 412
Costs’ 3 8N - en o mes O (33
- S - 321 - 321 308 29) 279
Joint venturas (see also below)® it 92 (5553 (467) 84 163 247
Administrative expenses (88) - (88) (88) - (38)
Valuation moverent 4 - (798> 798> - 475 475
(Loss) profit on disposat of investment properties and
revaluation of investments - [€13] [¢30)] ~ 45 45
MNet financing income
financing income 6 2 88 20 - 67 67
financing charges & (62) = 62) () N ) (62)
R — R — LG I 88 28 5% 60 .5
(Loss) profit on ardinary activities before taxation 265 {1,299) {1,034) 249 714 963
Taxation o 7M. ®w _® 4@ 2
{Loss) profit tor the year after taxation - 284 (303 039 253 712 965
Attributable to non-contrelling interests ' 1 (2) m 2 B < 2
Attributable to shareholders of the Company 263 (30D (,038) 251 712 963
Earnings per share: - N ) ' )
basic 2 M2.0)n 103.8p
diluted 2 Mmz.0p 103.5p
All results derive from continuing operations,
o o Restated’ )
. 2023 . . 2022 .
Capital Cagital
Underlying? and othar Totat Underlying” and other Total
L . L . . B _ Mote Em_ _Em | Em CEm o Em __ fm
Results of juint ventures accounted for using the
aguity method
Underiying Profit g2 - g2 84 - B84
Valuation movernent® 4 - (567) (567) - 67 87
Capital financing income (charges) - 8 a - (4) (4
Taxation 7 = - -~ o - -
____ n 92 (55%) (467) 84 163 247

The British Lang Comoany PLC QCE23320

1 Prior year comparatives have been restated for a change in accounting palicy in respect of rental concessions. Refer to Note 1 for further infarmation
2. See definition in Note 2 and a reconciiation between Underlying Frofit and IFRS profit in Note 21,
3 Included within *Costs’ is a credit relating to provisions for impairment of tenant debtors, accrued incoma and tenant incentives and contracted rent increases of

£9m (2021/22. E2m credit) This is disciosed in further detal in Note 10 and Note 13
4. Included within *Joint ventures' is a charge relating to provision for impairment of equity investmants and loans te jont ventures of £237m (2C21/22. £22m).

cisclozed in further detail in Note 11,

5. included within the 'Valuation movement’ debit of £567m (Z021/22 credit of F167rn) Is a net valuation movement debit of £567m (2021/22 credit of £115m) and
the realisation of gain on disposal of assets inte jaint ventures of £nd {2021/22: £52m), disclosed in further detail in Mote N
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Consolidated Statement of Comprehensive Income

For tha year ended 31 March 2023

(Lossj profit for the year after taxation
Other comprehensive income (expense):
Items that may be reclassified subseqguently to profit or loss:

Gains on cash flow hedges
= Joint ventures

Reclassification of foreign exchange differences on disposat of subsidiary net investment to the

ncome statement

Other comprehernfﬁ;éﬁi:ﬁrébméﬁ(gé(iéébée) féf the year

Total comprehensive (expense) income for the year
Attributable to non-controlling interests
Attributable to shareholders of the Company

Tne Britisn Land Company PLC C0821920

Restamed’
2023 2022
Em £m
(1,039) 965
e 1
N -
- (23
1o
(1,029)
m
(1,028)

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.
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The Britiza Lana Company P C OGE21920

FINANCIAL STATEMENTS continued

Consolidated Balance Sheet

As at 31 March 2023

Restated
2023 2072
Note £m £
ASSETS
MNon-current assets
Investment and development properties 10 5,677 7,032
5677 7032
Other non-current assets o
Investmentis in joint ventures i 2,206 2,521
Other investrments 12 58 41
Property, plant and eguipment 22 27
Interest rate and currency derivative assets v 144 97
8,102 978
Current assets
Trading properties 10 22 8
Debtors 13 34 60
Corporation tax 2 3
Cash and cash equivalents 17 128 m
B o o 183 192
Total assets 8,290 9.910
LIABILITIES
Current liabilities
Short term borrowings and overdrafts 17 {402) (189>
Creditors 14 (282) (278>

(684) (467
MNon-current liabilities

Drebentures and loans 17 (1,865) (2,427
Other nen-current liabilities” 15 (145) (152>
Deferred tax llabilitics i6 ) -
interest rate and currency derivative habilities 17 (67) (96)

(2,081 (2675
Total liabilities (2,765)  (3)42)

Net assets

" 5,525 5,768
EQUITY
Share capital 234 234
Share premium 1,308 1,307
Merger roserve 213 213
Other reserves 15 5
Retained earpings _ 3,742 4,994
Equity attributable to shareholders of the Company 5,512 5,753
Non-controlling interests I o S o B 15
Total equity 5,525 6,768
EPRA Net Tangible Assets per share® s o e 2  58Bp  730p

1 Prior year comparatives have been restated for a change in accounting policies inraspect of rantal concessions and tenant deposits Refer to Nate 1 for further
information

2. See footnote 2 in Nete 3

3 See dafinition in Note 2

7 e Pty

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 i2s behalf on 16 May 2023,
Company number £621920.
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Consolidated Statement of Cash Flows

For the year ended 31 March 2023

Thne Britisn Land Company PLC Q0621920

Restated'
2023 2022
Note £m £m
income received from tenants 391 419
Fees and other income received 47 30
Operating expenses paid to suppliers and employees (200) (201}
Sale of trading properties - ) 8
Cash generated from operations 238 256
Interest paid mn (62D
Corporaticn taxation payments - (&)
Distributions and other receivables from joint ventures T 73 57
Net cash inflow from operating activities _24_0 245
Cash flows from investing activities
Development and other capital expenditure (209) {(259)
Purchase of investment properties {155) (596)
Sale of investment properties 8 187
Sale of investment properties to Canada Water Joint Venture n - 290
Sale of investment properties to Paddington Central Joint Venture H 686 -
Purchase of investments (15) (145
Indirect taxes paid in respect of investing activities 4 [¢D]
Loan repayments from joint ventures 1 125 133
(nvestment in and loans to joint ventures (148) 21
Capital distributions from joint ventures n 3 -
Met cash inflow (outflow) from investing activities 326 (385>
Cash flows from financing activities
Dividends paid 12 (213) (155>
Dividends paid to non-controlling interests (@] (6)
Capital payments in respect of interest rate derivatives 21 (7
Purchase of non-controlling interests in Hercules Unit Trust - [&15))
Decrease in lease liabilities c4) (4)
Decrease in bank and other borrowings 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 eguivalents 14 [¢=e)]
Cash and cash equivalents at 1 April m 19
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

T Prior year comparstives have been restated for a change 1n accounting policy in respect of tepant deposits. Refer to Note 1for further information.
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Tne Britisn Lana Company PLC SO6219720

FINANCIAL STATEMENTS continued

Consolidated Statement of Changes in Equity

For the year ended 31 March 2023

Hadg ng and Re- Restatec’ Non-  Restated’
Share Share rransiation  valuaion Merger Retanec Restated! controling Total
capita  premam reserve reserve reservo earnings Total interests aquity

£m __Em £m £m

Balance at1A : 2 .. 3. 56,768
Loss for the year after taxation T ) - - - - {1} (1,039)
Gains on cash flow hedges - joint ventures - - - 1 - o

Cther comprehensive income - - - o - 1o

Total comprehensive (expense) income for

the year , - < e T W0 - 0,038 ,028) (1) (1,029)
Shares issued in the year T - - - - 1 - 1

Fair value of share and share option awards - - - - - 1 1 - 1

Dividends payable in year (23.20p per share) - - - - - (215) <(215) - {215)
Dividends payable by subsidiaries - - - - - Dol 4 b B 4 )
Bal e at 31 March 2033”7" i 234 1,308 2 13 i3 _ 5,525

Balance at 1 Aprit 2021 as published 234 1307 “ 2 213 4154 5924 59 5983

Chanéerof accounting policy in respect of rental
concessions (Note 1)

Restated balance at 1 April 2021
Profit for the year after taxation

- - - o 30 30

Gains on cash flow hedges - joint ventures - - - 1 - - 1 - 1
Reclassification of foreign exchange differences

on cisposal of subsidiary net investment - - 2z - - - 02 ]
Other comprehensive income (expense) - - Y N L 1 R R 4|
Total comprehensive income (expense) for

the year S DR =5 S T 863 952 2z 954
Fair value of share and share option awards - - - - ~ 2 2 - 2
Purchase of the units from non-cantrolling

interests” - - - - - 2 2 [G1e)] (38)
Dividends payabie in year (16.96p per share) - - - - - 157y (157} - (157
Dividends payable by subsidiaries . - o T T . 6 (6
Balance at 31 March 2022 234 1,307 2 3 213 4994 6,753 15 6,768

1. Prior year cornparatives have been restated for a change in accounting policy in raspect of rental concessions. Refer to Note T for further information

2. On 5 July 2021, the Group completed the acquisition of the remaining 21 9% units of Hercules Unit Trust that the Group did not already own for a consideration
of £28m. Whilst the transaction was compieted on 5 July 2021 the Group obtained the risks and rewards of ownership of the 718% of Hercules Unit Trust on
1 April 2021 and therefore, the change in ownership percentage and resuiting nen-controiling interests were reflected at this date 1n the financial staterments.
The book value of the net assets purchased at 1 April 2021 were £40m and consequently £40m has been transferred from non-controling interests to
sharpholders’ equity
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Notes to the Accounts

1 Basis of preparation, significant accounting
policies and accounting judgements

The financial statements for the year ended 31 March 2023
have been grepared on the historical cost basis, except for the
revaluation of properties, investments classified as fair value
through profit or loss and derivatives. The financial staterments
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
1ASB, none of which have had a material impact on the Group.
These include amendments to IAS 16, 1AS 37, IFRS 3 and
annual improvements to IFRS Standards 2018-2020. Severat
amendments to standards and interpretations have been issued
but are not yet effective for the current accounting period.
These Include amendments to 1AS 12, IAS 1and 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
rospect of the accounting for rental concessions granted to
tenants and tenant deposits. This has led to a change in the
Group’s accounting policies in these two respective areas.
Further details on these changes have been disclosed later
in this Note on pages 184 to 185.

Going concern

The financial statemants are prepared on a going concern basis.

The consolidated balance sheet shows that the Greupisin a
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 expectaticn that the Group will be
able to meet these current liabilities as they fall due. In making
this assessment the Directors took into account forecast cash
flows and covenant compliance, including stress testing
through the impact of sensitivitias as part of a ‘severe but
plausible downside scenario’. Before factoring in any income
receivable, 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 rnisks, the Directors believe that
the Group is well glaced 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 British Land Company PLC 00621920

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). Controlis assumed where British
Land is exposed, or has the rights, to variable returns from its
involvement 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
husiness combinations aver the fair value of the assets, liabilities
and contingent liaklities acguired and resulting deferred tax
thereon is recognised as goodwill. 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 asscciates
are accounted for under the equity method, whereby the
consolidated balance sheet incorporates the Group's share
(investor's share) 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
oroperties. Where joint ventures and associates generate losses
after tax, these are recognised nitially against the Group's
oquity investment. if the Group’s equity investment is nil,

these are subsequently 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,
axcept where they relate to a cash flow arising from a capital
transaction, such as a property or investment 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 1s recognised in the Capital and other column of
the income statement.
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FINAMNCIAL STATEMENTS conrinued

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 associated outgoings including
attributable development personnel costs. Intarest is calculated
on the development expenditure by reference to specific
borrowings. where relevant, and otherwise on the weighted
average interast rate of The British Land Company PL.C
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.

Investmeant property disposals are recognised on completion.
Profits and losses arising are recognised through the Capital
and other column of the income staterment. The profit on
disposal is determined as the difference between the net
sales proceeds and the carrying amount of the asset at

the commencement of the accounting period plus capital
expenditure in the period. 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 subseqguent loss is recegnised in the Capital

and other column of the iIncome statement in full

Trading properties are initially recognised at the lower of
cost and net realisable value. Trading property disposals are
recognised in line with the Group’s revenue accounting policies.

Where investment properties are appropriated to trading
properties, they are transferred at market value. If properties
held for trading are appropriated to investment properties,
they are transferred at book value, Transfers to or from an
investment property occcur 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 right-of-use asset will
initially be calculated as the present value of minimum lease
pavments under the lease and subsequently measured under
the fair value model, based on discounted cash flows of net
rental income carned under the lease.

The Graup leases out investment properties under operating
leases with rents generally payable monthly or quarterly. The
Group is exposed to changes in the residual value of properties
at the end of current lease agreements, and mitigates this risk
by actively managing its tenant mix in order to maximise

the weighted average lease term, minimise vacancies across
the portfolio and maximise exposure 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-cut, 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 aporoach.
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Surrender premia payable relating to investment properties are
recognised in the income statement, through the Underiying
column, except where the surrender premia payable are
deemed to 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 capitalised 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 the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS 9 simplified approach.

Cther investments include investments classified as amortised
cost and investments classified as fair value through profit

or loss Loans and receivables classified as amoertised 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
extaernally valued on the same basis at the balance sheet date.
Any surplus or deficit arising on revaluing investments classified
as fair value through profit or loss 1s recognised in the Capital
and other column of the income statement.

The lease liability associated with investment property which 1s
held under a lease, is intially calculated as the present value of
the minimum lease payments. The lease liability is subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made.

Debt instruments are stated at their fair value on issue. Finance
charges including premia payable on settlement or redemption
and direct issue costs are spread over the period to maturity,
using the effective interest method. Exceptional finance charges
incurred due to early redemption {including premia) are
recognised in the income statement when they occur.

As defined by IFRS 9, cash flow and fair value hedges are
initially recognised at fair value at the date the derivative
contracts are entered into, and subseguently remeasured

at fair value. Changes in the fair value of dervatives that

are designated and qualify 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 qualify as
effective fair value hedges are recorded in the Capital and cther
column of the income statement, along with any changes in the
fair value of the hedged item that 1s 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 equivalenis include short-term deposits that are
instruments with a maturity of less than three months, and
tenant deposits.




1 Basis of preparation, significant accounting
policies and accounting judgements continued

Revenue

Revenue comprises rental income and surrender premia,
service charge income, management and performance
fees and proceeds from the sale of trading properties.

Rental income and surrender premia are recognised in
accordance with IFRS 16.

For leases where a single payment is received to cover both
rent and service charge, the service charge component is
separated out and reported as service charge income.

Rental income, including fixed rental upiifts, from investment
property leased out under an operating lease is recognised

as revenue ¢n a straight-line basis over the tease term. Tenant
incentives, such as rent-free pericds and cash contributions to
tenant fit-out, are reccgnised on the same straight-line basis
being an integral part of the net consideration for the use

of the investment property. Any rent adjustments based on
open market estimated rental values are recognised, based on
management estimates, from the rent review date in relation
to unsettled rent reviews. Contingent rents, being those lease
payments that are not fixed at the inception of the lease,
including for example turnover rents, are recognised in the
period in which they are earned.

Lease 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. Mod fications to
operating leases the Group holds as a lessor are accounted for
from the effective date of the modification. Modifications take
into account any prepaid or accrued lease payments relating

to the original lease as part of the lease payments for the new
lease. The revised remaining consideration under the modified
lease is then recognised in rental income on a straight-line basis
over the remaining lease term.

Concessions granted to tenants for operating lease receivables
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 paymaents are accounted for as a lease mod fication.
Concessions granted to tenants which allow the deferral of
rent payments to the Group are not accounted for as lease
rmodifications on the basis there is 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 armounts become contractually
due, net of dilapidations and non-recoverable outgoings
ralating to the lease concerned.

The Group applies the five-step-model as required by IFRS 15
‘Revenue from Contracts with Customers’ in recognising its
service charge income, management and performance fees
and proceeds from the sale of trading properties.

fne Britisn Land Company PLC 00621320

Sarvice charge income is recognised as revenue in the period to
which it relates.

Management fees are recognised as revenue in the pericd to
which they relate and relate predominantly to the provision

of asset management, property management, development
management and administration services to joint ventures.
Pertormance tees are recognised at the end of the performance
period when the performance aobligations are met, the fee
amount can be estimated reliably and it is highly probable

that the fee will be received. Performance fees are based on
property valuations compared to external benchmarks at the
end of the reporting period.

Proceeds from the sale of trading properties are recognised
when control has been transferred to the purchaser. This
generally occurs on completion. Proceeds from the sale of
trading properties are recognised as revenue in the Capital
and other column of the income statement. All other revenue
described 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 cr
substantively enacted at the balance sheet date. Taxable profit
differs fram net profit as reported in the income statement
because it excludes items of income or expense that are not
taxable (or tax deductible).

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 habilities for financial reporting
purposes, and the amounts used for taxation purposes on an
undiscounted basis. On business combinations, the deferred
tax effect of fair value adjustments is incorporated in the
consolidated balance sheet,

Deferred tax assets 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
raxable entities which intend to either current tax assets and
labilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and is expensed
on a straight-line basis over the vesting period, based on the
Group’s estimate of shares or options that will eventually vest.
For all schemes except the Group’s Long-Term Incentive Plan
and Save As You Earn schemes, the fair value of awards are
equal to the market value at grant date. For options and
performance shares granted under the Long-Term Incentive
Plan, the fair values are determined by Monte Carlo and Black-
Scholes models. A Black-Scholes model is used for the Save As
You Earn schemes.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting
policies and accounting judgements continued
Defined benefit pension scherme assets are measured using
fair values. Pension scheme liabilities are measured using the
projected unit credit method and discounted at the rate of
return of a high guality corporate bond of equivalent term to
the scheme liabilities. 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 s limited
to the present value of available refunds and reductions in
future contributions to the plan. The current service cost and
gains and losses on settlement and curtailments are charged
to Underlying Profit.

Actuarial gains and losses are recognised in full in the period in
which they occur and are presented In the consoclidated
statement of comprehensive income.

Contributions to the Group's defined contribution schemes are
expensed on the basis of the contracted annual contribution.

Government grants

Government grants are recognised when there is 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 rclates
to an expense item is recognised as income 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
fimancial statements.

Key sources of estimation uncertainty

Valuation of investment, 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 portfolio is inherantly subjective, as it is based upon
valuer assumptions and estimaticns that form part of the key
unobservable inputs of the valuation, which may prove to

be inaccurate. Further detals on the valuers’ assumptions,
estimates and associated key unobservable inputs sensitivity
cisclosures, have been provided in Note 10,

Impairment provisioning of tenant debtors (ncluding accrued
income) and tenant incentives, which are presented within
investment properties: The impact of Covid-19 gave rise to

an increase in tenant debtors dye 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 1655 model under tFRS 2 against
these balances are lower than in the prior year. See Note 13
for further details on the reduction of tenant debtors and
assoclated provisions in the year.
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The key assumptions within the expected credit loss modei
include the tenants’ credit risk rating and the related loss

rates assumed for each risk rating depending on the histerical
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 classifred as being in Administration or Company
Voluntary Arrangements, high, medium or {ow 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
axperience 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
consideration of the ageing profile which is not relevant

for these balances.

Sensitivity disclosures have been provided relating to tenant
debtor provisions in Note 13 and tenant incentive provisions
in Note 10,

Cther sources of estimation uncertainty that would not result
in a material movement in the carrying amount in the next
fimancial year include the valuation of interest rate derivatives,
the determination of share-based payments, the actuarial
assumptions used in calcutating 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 Joint
Yanture 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
subseguent exposure to variable returns. Through this analysis,
the Directors have been able to satisfactorily conclude that the
Group has joint control over the Parinarship and therefore

has accounted for the Partnership as a joint venture using the
equity method, in ine with the Group's accounting policies.

The following items are ongoing areas of accounting
judgement, however, the Directors do not consider these
accounting judgements to be critical and significant accounting
judgement has not been required for any of these items in the
current financial year.

REIT status: British Land is a Real Estate Investment Trust
(‘REIT") and does not pay tax on its property income or gains
on property sales, provided that at least 90% of the Group’s
property income is distributed as a dividend to sharcholders,
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 monitored and discussed with HMRC. It is
management’s intention that the Group will centinue 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

IFRS 10 *Consoclidated Financial Statements', IFRS 11 “Joint
Arrangements’ and IFRS 12 ‘Disclosure of Interests in Other
Entities’, an assessment is required to determine the degree

of control or influence the Group exercises and the form of

any control to ensure that the financial statement treatrment

is appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, contractus!
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation 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 cccurred in the current year, and
the Canada Water Joint Venture transaction that occurred in
the prior vear (see Note 11). As previously disclosed, a critical
accounting judgement was exercised in the assessment of the
Paddingten Central Joint Venture transaction. However, as part
of the Canada Water Joint Venture transaction assessment, no
critical accounting judgemeants were agplied. Group shares in
joint ventures resulting from this process are disciosed in

Note 11 to 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 consolidated 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 whether
an acquisition is a pusiness combination or an asset; whether
hald for sale criteria have been met for transactions not yet
compieted; 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 year ended 31 March
2022 (see Note 1.

The Brtish Land Comoany PLC Q0621920

Consideration of climate change

In preparing the financial statements, the impact of chimate
change has been considered, particularly in the context of the
Task Force on Climate-related Financial Disclosures (TCFD)
included within the Sustainability section of the Strategic
Report and the Group’s stated target of net zero carbon
emissions by 2030 under the 2030 Sustainability Strategy
Whilst noting the Group’s commitment to sustainability, there
has not been a matertal impact on the financial reporting
judgements and estimates ansing from our considerations,
which include physical climate and transitional risk assessments
conducted by the Group. This s consistent with our assessment
that climate change is not expected to have a material impact
on the 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
relavant 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 climate
change on the standing portfolio, such as electrification of
buildings, improved insulation and LED lights. As at 31 March
2023, £15m remained committed to 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, Social and
Governance factors with the external valuers who value the
invastment and development propertias of the Group. The
ohysical climate and transitional risk analysis conducted by
the Group has been shared with, and discussed with, the
vaiuers as part of the six-monthly valuation process
{see Note 10 for further cetails). 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
Elrm for the year ended 31 March 2023 (2021/22: £nil).
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FINANCIAL STATEMENTS continued

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 Committee (IFRIC) issued an Agenda Decision in relation to Lessor Forgiveness of Lease
Payments (IFRS 9 and IFRS 16), giving clarification on the lassor accounting for concessions (or rental forgiveness) granted to
tenants. Concessions granted to tenants consisted of reducing or waiving the rent for a specified period.

Tha IFRIC clarified that concessions granted to tenants for rentai debtors past their due date would fall under the scope of expected
credit losses within IFRS 9. As such, the expected credit loss would be reflected in the income staterment as part of the
derecognition and provisioning of the rental debtor.

Before the Agenda Decision, tho 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 cn a straight-line
basis over the lease term.

Following the Agenda Decision, the Group has retrospactively applied the accounting clarification to relevant concessions for the
yvears ended 31 March 2021 and 2022, This includes restating the 2021 opening balances and the 2022 comparative balances as set
out on the next page. No 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. Previously, this balance was accounted for as part of debtors. However, following the Agenda Decision,
the Group has chosen to retrospectively represent the temant 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 property, the provision reduction on restatement feads to an increase in both net assets and
profit as outlined below.

Overall, for the year ended 31 March 2022, the profit on ardinary activitios before taxation increases by £5m from £358m to £963m
Within the consolidated income statement, the restaterment 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

- Joint venture result.

In respect of the consolidated balance sheet, the restatement has resulted in the opening net assets of the Group as at 1 April 2027
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 balance 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 cutlined on the following page.

Tenant deposits

In Aprit 2022, the IFRIC issued an Agenda Decision in relation to Demand Deposits with Contractual Restrictions in Use, clarifying
that deposits of this nature meet the definition of cash and cash equivalents under IAS 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 recegnised on the consolidated 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 equivalents, with a restatement to the 31 March 2022 prior year comparative of £37m,

As part of this reassessmant, the Group will also recognise service charge income and expense related cash flows within tho
consolidated statement of cash flows, within the income received from tenants and operating expenses paid to supplers and
employees of £6Tm respectively, with a restatement to the year ended 31 March 2022 prior year comparative.
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1 Basis of preparation, significant accounting policies and accounting judgements continued

Opeaning balance Rental Tenant
31 March 2022 rastazormnent for concessions deposits 31 March 2022
Pubiished  rental concessions  Resiatermnent Restaternent Restated
e . o _Em __ _ &m £mo__ . __Em _____ Em
Consolidated income statement {extract)
Revenue 410 - 2 - AT2
Costs (129) - ) - (133)
Joint ventures 244 - 3 - 247
Valuation movement 471 - 4 - 475
Profit on ordinary activities before taxation 958 - 5 - 963
Consolidated balance sheet (extracty T B
thvestments in joint vantures 2,51 7 3 - 2.521
Debtors 39 23 2 (4) [1e]
Cash and cash equivalents 74 - - z7 m
Creditors (245) - - (33) (278>
Retained earnings 4,859 30 S - 4,994
Net assets 6,733 30 5 - 6,768
Consolidated statement of cash flows (extract) S T
Income received from tenants 358 - - 61 419
Operating expenses paid to suppliers and employees (140) - - [ 2010
Cash and cash equivalents at 1 April 54 - - 37 191
Cash and cash equivalents at 31 March 74 - - 37 m
Cash and cash eguivalents consist of:
Tenant deposits - - - 37 37
Performance measures (Note 3y o -
Underlying Profit (Table A) 251 - (4 - 247
EPRA Net Tangible Assets 6,771 3 5 .- 68086
o e _ mence _pence  perce _perce __ pence
Underlying diluted earnings per share o 274 - (04 - 27.0
EPRA Net Tangible Assets per share 727 4 (@) - 730

2 Performance measures

Earnings per share

The Group measures financial performance with reference to underiying earnings per share, the European Public Real Estate
Association (EPRA) earnings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
(inciuding dilution adjustments) for each performance measure are shown below, and a reconciliation between these is shown within
the supplementary disciosures (Table 8).

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 disposals,
changes in the fair value of financia! instruments and asscciated close-out costs and their related taxation.

Underlying earmings per share is 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 additionat
Company adjustments for items which are considered to be unusual and/or significant by virtue of their siz¢ and nature. No
Company adjustments were made in the current year to 31 March 2023, In the prior year to 31 March 2022, a £29m surrendaor
premium payment and a £12m reciassification of foreign exchange differences were excluded from the calculation of Underlying
Profit (sce Note 3 and Note 6, respectively, for further details). There was no tax effect of these Company adjusted items.
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2 Performance measures continued

Restated
O e
Relevant i Ratovant
Relevant number Earnings Relevant numbar Earnings

. earnings of shares per share Garnings of sharas per share
Earnings per share £m mitltan pence e ulhon pence
Underlying
Underlying basic 263 927 284 251 927 271
Underlying dutee_ ~~ ___~  __ . __ . 2% g0 283 231 = 830 _ 270
EPRA
EPRA basic 263 927 284 234 927 253
EPRA diluted - . _ 283 930 283 234 930 252
IFRS
Basic 1,038) 927 (112.0) 963 927 103.8
Diluted (1,038) 527 {M2.0) 263 930 103.5

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.

Net asset value

The Group measuras 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 befow. A reconcifiation
between IFRS net assets and the three EPRA net asset valuation metrics, and the relevant number of shares for each performance
measure, is shown within the supplementary disclosures (Table B). EPRA NTA is a measure that 1s based on IFRS net assets
excluding the mark-to-market on derivatives and related debt adjustments, the carrying value of iIntangibles, as well as deferred
taxation on property and derivative valuations. The metric includes the valuation surplus on trading properties and is adjusted for
the chiutive impact of share options.

Rostatea
2023 . . - Lo .
B Relevant Net asset i Reiovant | Net asset
Relevant number value par Relevant number WAL per
net assets of shares share net assets of shares share
Met asset value per share £m million pence Em rililon pance
EPRA
EPRA NTA 5,487 933 588 6,806 932 730
EPRA NRV 6,029 933 646 7,438 932 798
EPRANDV . ] _ _ 5658 835 = 606 (G5F7 882 706
IFRS
Basic 5,525 927 596 6,768 927 730
Diluted 5,525 933 592 6,768 932 726

1 Prior year comparatives have been restated for a change in accounting pohcies in respect of rental concessions and terant deposits, Refer to Note 1 for
further information,

Total accounting return

The Group also measures financial performance with reference 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,

— 2028 _ e J—
Movement in Maovement in
NTA per Dividend per Total ~TA por Dividend per Tota
share share paid  accounting sharo share pad  AGCCWuRIING
pence pence return pence pence roture
Total accounting return 142) 23.2 (16.3%) 78 16.96 14.6%

1. Prior year comparatives have been restated for a change in accounting policias in respect of rental congessions and tenant deposits Refer to Note 1 for
further informaticn,
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3 Revenue and costs

Restated’
e .. . . 2025 e 2022
Capital Capital
Undoerlying and ather Total Underlying and other Total
I [ o Bm_ Em _Em __fm _ __ E&m _Em
Rent receivable 106 - 2086 332 - 332
Spreading of tenant incentives and contracted rent increases 15 - 15 7 - 7
Surrender premia” e B . L S €D B -
Gross rental income 322 - 322 340 _ (@9 31
Trading property sales proceeds - - - - 9 9
Service charge income 59 - 59 62 - 62
Management and performance fees (from joint ventures) 13 - 13 9 - 9
Other fees and commissians R 24 il 24
Revenue _ ' S o 418 - T Ta1s
Trading property cost of sales - - - - (9 [§)]
Service charge expenseas (50) - {50) (55) - {55)
Property operating expenses (37) - 37 (54) - (54)
Release (provisions) for impairment of trade debtors and
accrued ncome 1 - n m - M
(Provisions) release for impairment of tenant incentives and
contracted rent increases (2) - (2) 3 - 3
Other fees and commissions expenses 9 - Sam . an - an
_ e S ¢ I - (87) (24 < 033
k73] - 2 308 (29) 279

1 Prior year comparatives have been rastated 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 202], the Group undertook a leasing transaction with two unrelated parties in relation to one of its investment properties.
The transaction was commercially beneficial and resulted in an overall increase in the net assets of the Group. Itinvolved a £29m payment to one party for
the surrender of an agreerment for lease, with a subsequent premium of £29m received for the grant of a new agreement for lease for the same property with
anather party, meaning the transaction was cash neutral. In line with the requirements of IFRS 16, and due to the unrelated parties in the transaction, the Group
is required to account for the elements of the transaction separately, and as such an associated £29m surrender prerium payment was recognised in full
through the income statement in the year. Owing to the unusual and significant size and nature of the payment and in fine with the Group's accounting policies
the payment has been included within the Capital and other column of the income statement. The premium recognised as deferred income on the balance
sheet as at 21 March 2023 within other non-current liabilities was £25m (2021/22: £27m) (see Note 15).

The cash element of net rental inceme (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: £2322m). Property operating
expensas relating to investment properties that did not generate any rental income were £nil (2021/22: £nil). 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
disclosad in Note 10 and Note 13.

4 Valuation movements on property

Restated’
2023 2022
e B _ - e Em Em
Consoclidated income statement
Revaluation of properties (798} 475
Revaluation of properties held by joint ventures accounted for using the equity method? _ o _.__(567) 187
1,3865) 642

1. Prior year comparative has been rastated for a change in accounting policy in respect of rental concessions Refer to Note 1 for further information.
2. Comprises net valuation mavement debit of £567m (2021/22: credit of £11Sm) and realisation of gain on disposal of assets into joint ventures of Enil (2021/22:
cradit of £52m), disclosed in further detail in Note 11,
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5 Auditors’ remuneration
PricewaterhouseCoopers LLP

2023 2022
. O Ll R . £m £m
Fees payable to the Company’s auditor for the audit of the Company’s annual accounts and consolidated
financial statements 0.5 0.5
Fees payable to the Company’s auditor for the audit of the Company’s subsidianes, pursuant to legislation B2 9l
Total auditfees L o7 08
Auiqribrglwateg\ésgg éngafsgf\flcwej 77777777777 ) 7 ; 7 ;: - B ) o o2 02
Total audit and audit-related assurance services I o . o9  _C8
Other fees ' - -
Other services o B - o . _ _ o I .z
Totari - o ' 0 c.8
6 Net financing income
2023 2022
- . . L Em o Em
Underlying ) o a
Financing charges
Facilihes and overdrafts (28) (20)
Derivatives 28 29
Other [oans (72) (68}
Cbligations under head leases 3 [€))
(75 (62)
Development interest capitalised i3 7
(62) (5%)
Financing income
Deposits, securities and hquid investments 2 -
2 -
Net financing charges - Underlying - ~ _ o 60y 5%
Capital and other ) - h
Financing charges
Valuation movement on fair value hedge accounted denvatives' - 867
Valuation movement on fair value hedge accounted debt’ - 61
Valuation movement on non-hedge accounted derivatives - 4]
- 7
Financing income
Valuation movements on translation of foreign currency debt and investments 1 -
Valuation movernent on fair value hedge accounted derivatives' 27) -
Valuation movement on fair value hedge accounted debt’ 33 -
Raclassification of foreign exchange differences on disposal of subsidiary net investiment from equity’ - 12
Valuation mavement on non-hedge accounted derivatives 81 55
. s 67
Net financing income - Capital and other _ _ o o B8 60
Met financing income - o T
Total financing income 90 67
Total financing charges . _ . . _. L , _ ® 6
Met financing income 28 5

1. The difference between valuation movernent on designated far value haedge accounted denvatives (hedging instruments) and the valuation movement on fair

value hedge accounted debt (hedged item) represents hedge ineffectiveness for the year of a eredit of £6m (2021/22. a debit of £6m)

2, £nil {2021/22. £12m) has been reclassified from the hedaing and translation réserve ta the income statement, relating to cumuliative foreign exchange gains on

dispasal of the nat investrment in a fareign subsidiary,

Interest payable on unsecured bank loans and related interest rate derivatives was £16m (2021/22: £13m) interest on development
expenditure is capitalised at the Group's weighted average interest rate of 2.9% (2021/22; 2.4%). The weighted average interest rate

on 2 proporiionately consolidared basis at 31 March 2023 was 3.5% (2021/22° 2.9%)
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7 Taxation
' Restated’
2023 2022
O [ e ~ S . Em __Em
Taxation (expense) income
Current taxation
Underlying Profit
Current period UK corporation taxation (20232/23: 10%; 2021/22.19%) (2) (2)
Underlying Profit adjustrnents in respect of prior periods 1 6
Total current Underlying Profit taxation (expense) income Ty A
Capital and other profit
Current period UK corporation taxation (2022/23: 19%, 2021/22: 19%) - -
Capital and other profit adjustments i respect of prior periods 7 - (2)
Total current Capitai and other profit taxation income (expense) . 3
Total current taxation (expense) income [¢)] 2
Deferred taxation on revaluation of derivatives e e S .2 B
Group total taxation (é;('p_énse) income o T (5) 2
Attributable to joint ventures” B e R - -
Total taxation (expense) income B o . w2
Taxation reconciliation
(Loss) profit on ordinary activities before taxation {1,034) 963
Less: Loss (profit) attributable to joint ventures ___ A4s7 (247)
Group (loss) profit on ordinary activities before taxation {567 76
Taxation on loss (profit) on ordinary activities at UK corperation taxation rate of 19% (2021/22: 19%) 108 (136)
Effects of
- REIT exempt income and (iosses) gains Q25) 126
- Taxation losses 15 9
- Deferred taxation on revaluation of derivatives (4) -
- Adjustments in respect of prior years o o1 3
Group total taxation (expense) income R 52

1 Prior year comparativas have been rastated for a change in accounting policy in respect of rental concessions Refer to Note 1 for further information.

2. Current taxation expensa of £nil (2021/27. £nil) and a deferred taxation expense of £nil (2021/22: £nil) arose on profits attributable to joint ventures,
Taxation expense attributable to Underlying Profit for the year ended 31 March 2023 was £1m (2021/22: £4m income). Taxation
expense attributable te Capital and other profit was £nil (2021/22: £2m expense). Corporation tax receivable as at 31 March 2023
was £2m (2021/22: £3m receivable) as shown on the consolidated balance sheet. Deferred taxation expense on the revaluation of
derivatives attributable to Capital and other profit was £4m (2021/22; Enil}.

A REIT is required to pay Property Income Distributions (P1Ds) of at least 90% of the taxable profits from its UK property rental
husiness within 12 months of the end of each accounting period.
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8 Staff costs

2023 2032

Staff costs (including Directors) I — e Em_ Em
Wages and salaries &2 59
Social security costs 8 2
Pension costs 5 5
Equity-settled share-based payments L R A
Wy sertiel s A L e — a3 20

The average monthly number of employees of the Company during the year was 356 (2021/22; 344), The average monthly number
of Group employees, including those employaed directly at the Group's properties and their costs recharged to tenants, was 647
(2021/22: 636).

For the year ended 31 March 2023, the average monthly number of employees of the Company within each category of persons
emploved was as follows: Campuses: 32, Retal & Fulfilment: 33, Davelopments: 38; Storey: 7; Support Functions: 239 The average
monthly number of employees of the Group within each category of persons employed was as follows: Campuses: 39, Ratail &
Fuifilment: 33; Developments: 38, Storey' 7; Support Functions: 239; Property Management: 297

For the year ended 31 March 2022, the average monthly number of employees of the Company within each category of persons
employed was a follows: Campuses: 36; Retail & Fuifilment: 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; Retall &
Fuifilment: 29; Developments 41; Storey: 9; Support Functions: 229; Property Management: 292,

The Executive Directors and Non-Executive Directors are the key management personnel. Therr emoluments are disclosed in the
Remuneration Report on pages 141 to 159.

Staff costs
The Group's equity-scttled share-based payments comprise the following:

Scheme Fair value measure

Long-Term Incentive Plan (LTIP) Monte Carle model simulation and Black-Scheoles option valuation modeis
Rastricted Share Plan (RSP) Market value at grant date

Save As You Earn schemes (SAYE) Black-Scholes option vaiuation model

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, taking
account of expected performance against the relevant performance targets and service periods, which are discussed in further detail
in the Remuneration Report.

During the year and the prior year the Group granted performance shares under its Long-Term Ihcentive Plan scheme. Performance
conditions are measured over a three-year 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 measures (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, 2 Monte Carlo model is used as this provides a mare accurate fair value for these
performance conditicns. The key inputs used to obtain fair values for LTIP awards are shown below.

T a9y 2022 T 22dimeyom T ZAugust 2021 1 Seprember 2093

Awards with Awards with Awrards wth Bowards weth Awards w.th Agwards yath

holding no hoiding ho ding ho hoiding hoiding no ho'ding

e e . ._peried period  pored o pered | __peried period
Share price Y -Z W 4| £4.71 £517 £517 £520 £542
Exearcise price £0.00 £0.00 £0.00 £0.00 £0.00 £3.00
Expected volatility 37.5% 317.5% 356% 36 6% 37.0% 37.4%
Expected term (years) 3 3 3 3 3 3
Dividend yield 0.0% 0.0% 00% 0.0% 0.0% 0.0%
Risk free interest rate 2.0% 2.0% Q2% 0.2% 0.1% 02%
Fair value - TSR Trariche FTSE 350 - - £2326 £288 £275 £2.79
Fair value - TSR Tranche FTSE 100 - - £2.42 £2.95 £3.01 £3.20
Fair value - TPR and TAR Tranches £X.81 £4.71 £4.24 £5.17 £4.26 £5.42
Fair value - ESG Tranche £3.81 £4.71 - - - -

Movements in shares and options are given in Note 20,

190 British tand Annual Report and Accounts 2023



ne faritish Land Company PLC 00621920

9 Pensions

The British Land Group of Companies Pension Scheme (‘the schame’) 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 schame
closed to future accrual effective 1 September 2020.

The Group has two other small defined benefit pension schemes. There are also two Defined Contribution Pension Schemes.
Contributions te these schemes 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 last full actuarial valuation of the scheme was performed by the scheme actuary, First Actuarial LLP, as at 31 March 2021 The
employer does not expect to make any payments during the year to 31 March 2024, The major assumgtions used for the actuariai
valuation were:

2023 2022 7on 2020 2019

. L —— o %pa 0 mpa  Bpa %ps %pa

Discount rate 4.7 27 2.0 2.3 2.4
Salary inflation - - - 3.9 4.8
Pensions increase 3.4 3.7 34 25 23
Price inflation 3.5 3.9 35 25 34

The assumptions are that a member currently aged 60 will live on average for a further 28 O years if they are male and for a further
29.8 years if they are female. 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
o o o . . L e o . &m VEm
Equities 25 37
Diversified growth funds 4 20
Cther assets e S 88 141
Total scheme assets T "7 178

87% of the scheme assets are quoted in an active market. All ungucted scheme assets sit within equities.

The amount included in the balance sheet arising from the Group's obligations in respect of its defined benefit schemes is as follows:

2023 2022 2088 2020 2019

. £m £ £m £m £m

Present value of defined scherne ohligations (87) (125) (152) (131) (147)
Fair value of schome assets nz 178 178 161 6o

Amount recognised"o"l-'i the balance sheet - - - -

Irrecoverable surplus’ - (30) (8% @ey @Oy 03

1. The net definaed benefit asset must be measured at the lower of the surplus in the defined benefit schemes and the asset ceiling. The asset ceiling is the present
value of any economic benefits available in the form of rafunds from the schemes or reductions to future contributions to the schemes The asset ceiling of the
Group's defined benefit schemas is Enil (2021/22; £nil), therefore the surplus in the defined benefit schemes of £30m (2021/22: £53m) is irrecoverable.

The sensitivities of the defined benefit obligation in relation to the major actuarial assumptions used to measure scheme liabilities are
as follows:
" Increase (decrease) in

defined schame obilgat-ons

Change in 2023 VZDZE
Assumption =~ e e . ... Bssumpnien £m Em
Discount rate +0.5% (6) (8)
Salary infiation +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 20N 2020 2019
e e o gm . Em ew __Em __ Em
Total actuarial (Jass) gain recognised in the consolidatad
statement of comprehensive income'” B S S - S -
Percentage of present value on scheme liabilities - - (8.6%) (0.3%) 01%
1. Movements stated after adjusting for irrecoverability of any surphus.
2. Cumulative loss recognised in the statement of comprehensive income 1s £53m (2021/22. ESIm)
Movements in the present value of defined benefit obligations were as follows:
o oo ’ T T S 2023 2022
I L — €m  __Em
At Apnl (125) (1523
Current service cost - -
Curtailment 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 . e L .9 5
At 31 March ' 87 (25
Movements in the fair value of the scheme assets were as follows:
S Co T Tzo23 2022
Em £m
At April 178 178
Interest income on scheme assets S 3
Contributions by employer - -
Actuarial (loss) gain (57) 12
Benefitspad o o o .09
At 31 March nz 178

Through its defined benefit plans, the Group I1s 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 yields; 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
expected to autperform corporate bonds in the long term, create volatility and risk in the short term. The atlocation to growth assets
is monitored to ensure it remains appropriate given the scheme's leng term obectives.

Changes in bond yields
A decrease in corporate bond vields will increase the value placed on the scheme's liabilities for accounting purposes. although this
wilt be partially offset by an increase in the value of the scheme’s bond holdings

Inflation risk

The majority of the scheme's benefit obligations are inked to inflation, and higher inflation will lead to higher habilities (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
aither unaffected by or only loosely correlated with inflation, meaning that an increase n inflation 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 wili result
in an increase in the liabilities.

192 British Land Annual Report and Accounts 2023




T 8ritish Land Company PLLC Q021920

10 Property
Property reconciliation for the year ended 31 March 2023

Investment and

Retail & development
Campuses Fulfilment Cevelopments properties Trading
Level3 Level 3 Level 3 Lavel 3 properties Total
[ . . km___ E#m____ . Em _£m €m  Em
Carrying value at 1 April 2022 3,477 2,850 705 7,032 18 7,050
Additions
- property purchases - 99 59 158 - 158
- development expenditure - 6 146 152 4 156
~ capitalised interest and staff costs - - 13 - 13
- capital expenditure on asset management initiatives ) 18 43 1 - 62
B 18 148 219 4 389
Disposals (929) (5) [Q)) - (945)
Reclassifications 20} 3D 21 - - -
Revaluations included in income statement (328} {339) 31 (798) - (798)
Movement mn tenant incentives and contracted rent uplift
balances - 15 o - 3 - 3
Carrying vaiue at 31 March 2023 ) 2,233 26 2 833 5677 22 5,699
Lease liabilities (Notes 14 and 15)' 102)
Less valuation surplus on right-of-use assets® (9
Valuation surplus on trading properties e 7
Groui: praperty partfolio valuation at 31 March 2023 0 5,595
Non-controlling interests S (13
Group property portfolio valuation at 31 March 2023
attributabie to shareholders 5,582

. The £24m diffaerenca between lease Liabilities of £102m ang £126m per Motes 14 and 15 relates to a £24rn |ease Hability where the night-of-use asset is classified
as property, plant and eguipment.

. Relates to properties held under leasing agreements. The fair value of right-of-use assets is determined by calculating the present value of net rental cash flows
over the term of the lease agreemants. IFRS 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

N

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 Sustainabkility section of the Strategic Report on pages 70 to 103,

Cn 19 July 2022, the Group enterad inte a Joint Venture Agreement with GIC in relation to the majority of the Paddington Central
Campus, resulting in the disposal of £934m of investment and development properties 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.
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10 Property continued
Property reconciliation for the year ended 31 March 2022 (Restated")

Invostrment and

Reta. & deve opmoent Qwnhar-
Campuses Fulfilmaont Dovoloprrents properties Traging occupled
Leval 3 leve' 3 tevel 3 Lavel 3 properics tavel 3 Totat
[ R e LEmo L Em LLEm L Em £ Ao Em
Carrying value at 1 April 2021 3.465 2,139 722 6,326 26 2 5,354
Additions
- property purchases no 486 - 596 - - 596
- development expanditure’ 64 3 124 191 - - 191
- capitalised interest and staff costs 2 - & 8 - - g
- capital expenditure on asset
management initiatives 5 13 - a8 - - 8
- right-of-use assots 7 4 - e 4 - o= 4
185 502 130 817 - - a17
Disposals (501 (04) - (505) €25 2) (615)
Reclassifications 81 - (181 - - - -
Revaluations included in mcome statement 126 315 34 475 - - A7S
Movement in tenant incentives and contracted
rent uplift balances 2 2 - L = - 19
Carrying value at 31 March 2022 3477 2,850 705 7.032 18 - 7080
Lease liabilities (Notes 14 and 15)° (105)
Less valuation surplus on right-of-use assets® (9
Valuation surplus on trading properties S N - 3
Group property porffélia valuation at
31 March 2022 6,944
Non-controliing interests o B [4=))
Group property portfolio valuation at T
31 March 2022 attributable to shareholders 6,929

1 Prior year comparatives Rave been restated for a change in accounting policy in respect of rental concessions. This restatement has resulted in an equal and
opposite adjustment of £4m to the 'Revaluations included in income statement’ and ‘Movement in tenant incentives and contracted rent uplift batances' lines
Refer to Note 1 for further information.

2. Davelopmaent expenditure Includes government grants receivad for the development of affordable and social housing of £4m.,

3 The £26m difference between lease liabifities of £105m and £131m per Notes 14 and 15 relates to a £26m leasa liability whero the nght-cof-use asset 15 classified as

praperty, plant and eguigment.

. Relates to properties held under leasing agreements. The fair value of right-of-use assets is determired by calculating the oresent vatue of net rental cash flows

over the tarm of the lease agreements IFRS 16 right-of-use assets are not externally valued. their fair values are determined by management. and are therefore
not includad in the Group Property portfolia valuation of £6,944m above

Py

In the prior year, the Group entered into a Jomt Venture Agreement with AustralianSuper on 7 March 2022 in relation to the Canada
Water Campus, resulting 1in the Group disposing of £474m of investment and development properties and a resulting gain in the
Capital and other column of the consolidated income statement of E44m for the year ended 31 March 2022,

Property valuation
The different valuation method levels are defined below:

tevel I: Quoted prices (unadjusted) in active markets for identical assets or liabilities.

Level 2: Inputs other than gquoted prices included within Level 1 that 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 {unobservable inputs).

These levels are specified in accordance with IFRS 13 ‘Fair Value Measurement’. Property valuations are inherently subjective as they
are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasons, and consistent
with EPRA's guidance, we have classified the valuations of our property portfolio as Level 3 as defined by IFRS 13 The inputs to the
valuations are defined as 'unchservable’ by IFRS 13. These key unobservable inputs are net equivalent yield and estimated rental
values for investment properties, and costs to complete for development properties. Further analysis and sensitivity disclosures

of these key unobservable 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 farr 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 infarmation provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed 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 Committee at the interim and year-end review of results. Further details
of the Audit Commitiee’s responsibilities in relation to valuations can be found in the Report of the Audit Committee on pages 132 10 140.

investment properties, excluding properties held for development, are valued by adopting the ‘investment method’ of valuation.
This approach involves applying capitalisation yields to current and Fulure rental streams net of income voids arising from vacancies
or rent-free pericds and asscciated running costs. These capitalisation yields and future rental values are based on comparable
property and leasing transacticns in the market using the valuers' professional judgement and market observation. Other factors
taken into account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

in the case of ongoing developments, the approach applied is the ‘residual method’ of valuation, which is the investment method of
valuation as described above, with a deduction for all costs necessary to complete the development, including a noticnal finance
cost, together with a further allowance for remaining risk. Properties held for development are generally valued by adopting

the higher of the residual method of valuation, allowing for all associated risks, or the investment method of valuation for the
existing asset.

The valuers of the Group’s property portfolic have a working knowledge of the varicus ways that sustainability and Environmental,

Social and Governance factors can impact value and have considered these, and how market parbcipants are reflecting these in
their pricing, in arriving at their Opinion of Value and resulting valuations as at the balance sheet date. These may ba

- physical risks;
- transition risks related to policy cr legislation to achieve sustainability and Environmental. Social and Governance targets; and
~ risks reflecting the views and needs of market participants.

The Groug has shared recently conducted physical cimate and transitional risk assessments with the valuers which they have
reviewed and taken into cansideration to the extent that current market participants would.

Valuers observe, assess and monitor evidence from market activities, including market (investor) sentiment on issues such as

longer term cbsolescence and, where known, future Environmental, Social and Governance related risks and issues which may
include, for exampie, the market's approach to capital expenditure required to maintain the utility of the asset. In the absence of
reliable benchmarking data and indices for estimating costs, specialist advice on cost management may be required which is usually
agreed with the valuer in the terms of engagement and without which reasonable estimates/assumptions may be needed to
properly reflect market expectations in arriving at the Oginion of Value.
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A breakdown of valuations split between the Group and its share of joint venturas is shown below:

2025 R R LR
Joint ) Jont

Group ventures Tatal Group wantures Toral
— - _ _ S o _Em__Em _Ewm B Em___ &r
Knight Frank LLP 801 217 1,018 1,387 37 1.424
CBRE 1,492 an 1,953 1,906 448 2,354
Jdones Lang LaSalle 2,972 556 3,528 3,330 538 3,968
Cushman & Wakefield 330 2,072 2,402 221 2,415 2,736
Total property portfolio valuation 5,595 3,316 8,91 6,944 3538 10,482
Non-controlling interests 3 - {13) as) - (5)
Total property portfolio valuation attributable to
shareholders' 5,582 3,316 8,898 6,929 3,538 10,467

1. The total property portfolio valuation for joint ventures is £3,316m (2021/22' £3,538m), compared to the total investment and trading properties of £3,334m
(2021/22: £3,545m) disclosed In Note 11 The £3,316m (2021/22° £3545m) includes £23m (20217221 £12m) of trading properties and axcludes F18m (2021/22:
£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\;a:'ua at ERV per 3q ft Equivalent yield Costs to complate per”sT: ft
ek R R valen . ts fe complate par sq
2023 Valuation Min Max Average Min Max Avgrage Min Max Average

Investment o ~ #m technique £ _E £ % % % £ [
Campuses Investment

2,153 methodoclogy 9 141 58 4 7 5 - 158 28
Retail & Fulfilment Investment

2,580 methodology 2 32 19 4 18 7 - 44 6
Davelopments Residual
. L 833 methodology 29 98 70 _ 5 8 _ 5 273 1,048 645
Total 5,566
Trading properties
at fair value . o I S .
Group property
portfolio valuation 5,585

information about fair value measurements using unobservable inputs (Level 3) for the year ended 31 March 2022

Fa-r vaiue at ERV per sa ft e EGuivalent y e d__\ Costs 1o ccmp_\itipcr sq it

3 Mzaor';; Vaiuaton Min Max Avcragn Min Max  Avprage ~in Max  Avorage
Investment o . Bm__ tecrnigus £ e e m % e B B E
Campuses investment

3,419 methodology 9 159 56 34 6.8 4.4 - 234 24
Retail & Fulfilmeant Investment

2,794 methadology 2 30 17 22 131 5.7 - 36 7
Developments Residual
. . ... 705 methodology =~ 27 = 88 B A4 45 44 24 B2 391
Total 6,918
Trading propertias
atfair value o o) — R e . .
Group property
portfolio valuation 6,844
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10 Property continued
Information about the impact of changes in uncbservable inputs (Level 3) on the fajr value of the Group's property
portfolio for the year ended 31 March 2023

Eair value at "77I';V;;ac! an va(ua—t-i-;:s - T ”fmpact- on:;[;h;ns ’ fm;af?;n_difuaifoﬁs
31 March 2023 +5% ERV -5% ERY -25hps NEY +25bps NEY +5% costs +5% costs
. €m __ Em Em __ _  Em _Em . _Em o Em
Campuses' S 2,182 80 (80) 123 112} - -
Ratail & Fulfilment 2,580 103 aon 101 (96} - -
Developments R .. B33 __ B8 (9O 104 = (95 = 36 (37
Group property portfolio valuation 5,595 27 271 328 (303) 36 (37}

1. includes trading properties at fair value.

information about the impact of changes in unobservable inputs (Level 3) on the fair value of the Group’s property
portfolio for the year ended 31 March 2022

Farvaiyesr _ lmpactonvauguons - impacton vouators __impactonvalustions

31 March 2022 +5% ERY -B% ERY -25bps NEY  *25bps NEY -5% Costs +5% costs

. gm £m Em £ Em €r_n Em

Campuseas' 3,445 130 29 223 (199 3 (€3]
Retail & Fulfilment 2794 15 may 144 (27 2 (2)
Developments o 705 . 5% (% LA R L))
Group property portfolio valuation 6,944 304 (302) 452 (402) 44 (43)

1. Includes trading properties at fair value.
All other faciors being equal

- a higher equivalent yield or discount rate wouid lead to a decrease in the valuation of an asset;
- anincrease in the current or estimated future rental stream would have the effect of increasing the capital value, and
- anincrease in the costs to complete 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 iImpact 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 ughft 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 considar 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.

_ S ™ S
Campuses Retall & Fulfilment o Total
T Fenamt " Mettenant Tenant  MNettenant  Tenant 7 777 Net tenant
. incentives® Provision incentives incentives' Provision incantives incentives’ Provislon incentivas Parcantage
Creditrigk Em _ _&m __ Em  Em Em L Em Em___ _fm . Em_ provided®
CVA/Administration - - - - - - - - - 100%
High 2 @) - 18 an 1 20 19) 1 95%
Medium 3 - 3 9 (O] g8 12 (4] 1 8%
tow 79 -__._7%. a4 - 44 =3 - 123 0%
Total Group .84 »_ 8 1 08 58 135 (=0oy 135 13%
Joint ventures .85 @®___ 77 LA B w2 az = 90 12%
Total 169 {10) 159 88 22) 66 257 (32) 225 12%

1. The tenant incentives balance includes contracted rent increases
2. Company Voluntary Arrangements.
3. The percentage provided is calculated using rhe unrounded tenant incentive and provision balance.
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Restated
_ A . __oRex2_ —_— — — e
Campuses Rretat & Fulfiiment Totai
Tenant Net tenant Tonant ret fenznt Tenant Net tenant
. incentives? Provisicn incent ves incentives?  Provision meent.ves nceanives? Proyis.on incentives  Peroentage
Creditrisk ~  ~  _  em _ em_ Em . Ew £mo Em o Ew o Em o Em_ provied]
CVvA®/Administration - - - 4 (4 - 4 (&5 - 100%
High 1 [¢)] E 15 (3 2 16 (14) 2 88%
Medium 1 - 1 2 M 7 9 M 2 1%
Low .. 8 - .8 .48 - 48 22 - o 132 -
TotalGrowp 8 8 76 08 58 W1 (% 0 M2 2%
Jointventures 76 (& 7% 202 & B 9% @& 8 8%
Total 161 (4) 157 96 23) 73 257 27y 230 Nn%

1 Prier year comparatives have been restated for a change in accounting policy in respect of rental concessions. Refer to Note 1for further information.
2. The tenant incentives balance Mcludes contractad rent increases.

3. Company Yoluntary Arrangements

4, The percentage provided is calculated using the unrounded tenanat incentive and provision balance.

The tenant incentive balance does not relate to amounts billed and therefore there is no concept of being past due. Tha expected
credit josses are determined in iine with the provisioning approach detailad in Note 1 with the key assumptions being the absolute
probability of loss assumed for each credit risk rating and a tenant's assigned credit risk rating. 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 incentives
(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 is wholly reiated to thesc.

A 10% increase/decrease in the percentage share of high and low risk Retald & Fulfiiment tenants' incentives only. ie. assuming 10%
of tenant incentives move from mediurn to high risk and 10% of tenant incentives move from low to medium risk and vice versa,
would resuft in a £2m increase/decrease in provisions for impairment of tenant incentives (2021/22: £2m). A movement in the
share of Campuses tenant incentives within each credit risk rating has not been considered as managemeant believes there is

less uncertainty associated to the assumption on Campuses tenants’ credit risk ratings. A 10% increase or decrease represents
management’s assessment of the reasenable possible change in toss rates and movement in the percentage share of tenant
incentives within each credit risk rating.

The table beiow shows the movement in provisions for impairment of tenant incentives during the year ended 31 March 2025 on a
Group and on a proportionally consolidgated basis.

. 'Pr-o_p;.\rtlo_l:aall;

. .. 3 R . . \ Group cansolidated
Movement in provisions for impairment of tenant incentives (Restated’) £m £m
Provisions for impairment of tenant incentives as at 1 April 2022 19 27
Write-offs of tenant incentives [4)] (23
Movernent In provisions for impairment of tenant incentives 2 B _‘i
Total provision movement recognised in income statement 2 7
Provisions for impairment of tenant incentives asat 31 March2023 ’7’ T20 T 32

1. Prior year comparatives have been restated for a ¢hange in accounting poticy n respect of rentai concessions Refar to Note 1 for further informaton

Additional property disclosures - including covenant information

At 31 March 2023, the Group property portfolio valuation of £5595m (2021/22: £6,944m) comprises freeholds of £2,618m (2021/22
£3,755m); virtual freeholds of £973m (Z021/22° £1177m); Iong leaseholds of £1686m (2021/22) £1,782m); and short leaseholds of
E318m (2021/22: £236m). The historical cost of properties was £4,519m (2021/22: £5,020m).

Curnulative interast capitalised aganst investment, development and trading properties amounts to £124m (2021/22: £111m).

Properties valued at £1135m (2021/22: £1,266m) were subject to a security interest and other properties of non-recourse companies
amounted ta £812m (2021/22: £649m), totalling £1,747m (2021/22. £1815m).
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10 Property continued

included 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 arises through the iFRS treatment of leases containing
such arrangements, which requires the recognition of rental income on a straight-line basis over the lease term, with the difference
between this and the cash receipt changing the carrying value of the property against which revaluations are measured.

11 Joint ventures
Summary movement for the year of the investments in joint ventures

Equity Loans Total
,,,,,, S . Em_ &m Em
At 1 April 2022 (Restated') 1,889 632 2,521
Additions 71 21 282
Disposals (39) 1 (38)
Share of loss on ordinary activities after taxation” (410) (57) (467)
Distributions and dividends:
- Capital (20) - (30)
- Revenue (72) - (72)
Hedging and exchange movements e .10 O
At 31 March 2023 1,419 787 2,206

1. Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits. Refar to Note 1 for further
information.

2. The share of losses on ordinary activities after taxation comprises equity accounted [osses of £230m and IFRS 9 impairment charges against equity investments
and loans of £237m, relating to Broadgate REIT Ltd (equity impairment of £129m), MSC Property Intermediate Haldings Ltd {loan impairment of £49m, equity
impairment £4m), Bl CW Upper Limited Partnership (equity impairment £23m), BL West End Offices Ltd (equity impairmant of £13m), Paddington Property
Investment Limited Partnership (eguity impairment £10m), WOSC Partners Limited Partnership (loan impairment of £6m) and USS Jeint Ventures (eguity
impairment of £3m) In accordance with IFRS 8, management has assessed the recoverability of loans to joint ventures and assessed the carrying value of
investmants in joint ventures against the net asset value. Amounts due are expected to be recovered by a joint venture seiling its properties and investments
and settling financial assets, net of financial hahilities. The net asset vaiue of a icint venture is considered 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 lossas. The impairments recognised in each
joint venture are attributable to the net vaiuation 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 investment and development properties 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 recognised a share of the joint venture’s {oss of £19m
and share of net assets less shareholder loans of £107m in relation to this new joint venture for the year ended 31 March 2023.

A critical accounting judgement has been exercised in relation to the joint centrol assessment of the Paddington Central Joint
Venture as further cutlined in Note 1. The Group received £686m 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 subsequently a further £125m through

a loan repayment from the newly formed joint venture, as a result of the joint venture obtaining external debt financing. The
Group’s investment into the Paddington Central Joint Venture is principally through a shareholder loan from the Group to the
naw 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 endad 31 March 2022, the Group recoginised 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 £48m and share of net assets less shareholder loans of £294m in relation to this new joint venture :n the
prior year.
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1t Joint ventures continued

The summarised mcome statements and balance sheets below and on the following page show 100% of the results, assets and
liabilities of joint ventures, Where necessary, these bave been restated to the Group's accounting policies.

The Sritis~ Lana Company PLC C0D621920

MSC Proporty

Breadgate Intermadiate WOSC Partners BL \West £nd
REIT Ltd Hoidings L1d®  Liniied Partaership®  Offices Lonited
Partners Euro Bluebell Norges Bank MNorges Bank
LLP Investment invaestment
B} o o . . (GIC)  Management  Management  AllanzSE
P-Eagrty sector City Offices Shopping Centres West End West £nd
B R R - Broadgate Meadowhall ¢ Offices ~ Offices -
Group share 50% 50% 25% 25%
Summarised income statements o N
Revenue? . T/ T T 245 7< e T i
Costs (83) 20y @ RE)
162 59 5 v
Administrative expenses [Q)] - - -
Net interest payable (65) (26) - [€))]
Underlying Profit 36 33 5 14
Net valuation movement 80M (62) an 73)
Capital financing (charges) income 5 - - -
(Loss) profit on disposal of investment properties and investments - - - -
{Loss) profit on ordinary activities before taxation (708) o (2§) (12) ________ (59)
Taxation . - - - o S8
(Loss) prafit on ¢ . (708) @9 02) (85)
Other comprehe come ) o He _“67 T 3 ' 5
Total comprehensive (expense) income o (698) (23) 02y (60)
British Land share of totai comprehensive (expense) income 349 an 3) T
British Land share of distributions payable (48) 4> - [¢)]
'ﬁarqariséd balaﬁ;:rersheegi 777777777 T T T e o
Investment and trading properties 4142 702 134 464 i
Other non-current assets 32 - - 19
Current assets 13 ] 2 2
Cash and cash equivalents ~ 175 38 5 on -
Gross assets B 4,362 750 141 B 496 7
Current liabilities Cdony 477 (4) NG
Bank and securitised debt (1567 480) - (159
Loans from joint venture partners (995} {576 (209) (15)
Other non-current liabilities - 4 (4) 4y
Gross liabilities L . (2,669 (1,107) @ (196)
Met assets (liabilities) S 1,693 357 ___ (76) 300 -
British Land share of net assets less shareholder loans 846 e - T 75 T

1. USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership

2 Hercules Unit Trust joint ventures includes 50% of the results of Deepdale Co-Ownarship Trust, Fort Kinnaird Limited Partnership and Valentine
Co-Cwnership Trust and 4125% of Birstall Co-Ownership Trust. The balance sheet shows 50% of the assets of these joint ventures
The interest in the Deepdale Co-Ownership Trust was disposed of on 30 November 2622

»

UK Limited, City of London Office Unit Trust and Reading Gate Retail Park Co-Ownership

4 Ravenue includes gross rantal income at 100% share of £359m (2021/22 £290m).

L Included in the column headed "Other joint ventures' are contnbutions from the following BL Goedman Uimited Partnership Blustbution Property Managernent

5. In accordance with the Group's accounting policies detailed in Note 1 the Group recognises a ril equity investment in joint ventures in a net liability position at

yeoar end
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Paddlﬁétbn Pro-pc.r:t-'; The SouthGate
BL Cw Upper Limited Invastment Limided Lim.tea UsSS Hercules Umit Trust Othor Total Group share
e ,,D,a,rt,r??rshi,? o Paf_tr]_e_:-_l’_sf\_&_u“ Partnership ;omnt vontures' jaint ventures” JOIRE ventures? __Z_Oi__ _E’_
Euro Emerald Unversities
Private Limited Aviva Superannuation
- AustralianSuper Investors  Scheme Group PLC L
Canada Water v Shopping " Shopping  Retail
S Campus  Central Campusy Centres Centres Parks i
50% 25%___“" B 50% 7 777750% T Varlous 7
10 a7 13 2z 5 470 T A4
. ELCH I (2% R B Y B 5B o)
4 24 8 g 19 5 314 144
(23 M - - - - ) m
- QK9] () - - - [4)i))] [¢3)]
2 0 7 g 19 5 200 92
(133) 78} (5) an (16 a2 (1,218} (567)
@ 20 - - - - 24 8
e 2 = - e - N ) S
a34) (48) 2 (2 3 7] (994) (467)
- B - B - = - - - - w -
134) 48) 2 3 (€3] (1,000) (467}
T i - - . T - - - a1
(134) (48) 2 @ 3 N (979) ¢d57)
(67) a2 1 m 1 4) (457)
- - (3 ) (39 (3) (102)
8665 137 0 186 70 7.402 3334
- 23 - - - - 74 26
10 7 2 2 1 3 74 20
. _42 B 7 8 12 3 32 122
— 623 IE T T Lo 198 76 7,848 3,532
(39 (25) [€2) (6) (4) (4) (251 m3)
4) (510) - - - - 2,720 (1,392)
- {429) - [&1))] (2,323} (1,007
m - 52y @n
965) 37) (5,346)  (2,327)
(50) ) 103 2,502 1,205
- 52 T 1,419

The borrowings of joint ventures and their subsidiaries are non-recourse to the Group. Al joint ventures are incorporated in the United Kingdom, with the
axcaption of Broadgate REIT Limited, the Eden Watk Shopping Centre Unit Trust and the Hercules Unit Trust joint ventures which are incorporated in Jersey.

These financial statements include the results and financial position of the Group's Intarest in the Fareham Property Partnership, the BL Goodman Limited
Partnership and the Gibraftar Limited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership
{Accounts) Regulations 2008 not to attach the partrnership accounts to these financial statements.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

11 Joint ventures continued

The summarised iIncome statements and balance sheets below and on the following page show 100% of the results, assets and
liabilities of joint ventures. Whare necassary, these have been restated to the Group's accounting policies.

Joint ventures’ summary financial statements for the year ended 31 March 2022 (Restated®)

MSC Dropc-t;

Broaogate Intermediate WOQSC Partnars BL Weost End
e . o REITLte He'dings L ‘dj Limted Par'ner:.h\n * _Dffces Limited L
Partners " Euro Biuebel Norges Bark Norges Bank )
LLP Investment Investment
i o o - GIC) Management  Management  Allianz SE o
P?operty sector Clty Offices Shopping Centres waest End West End
o - __Broadgate _Meadowhall ~ Offices Offices B
Group share 50% 50% 25% 25%
Summarised income statements T - o
Revenue® 228 76 10 26
Costs an a9 4 &N
151 57 6 i9
Administrative expenses Q)] - -
Net interest payable (62) 27 - (5)
Underlying Profit a8 0 [ 14
Net valuation movement 220 a7 6} 4
Capital financing (costs) ncome (13) - - =
Profit (loss) on disposal of investment properties and investments - - - -
Profit (foss) on ordinary activities before taxation 295 S N o
Taxation - [T T -
Profit (loss) on ordmary acnvmes after taxatlon o - 295 27
Gther compreheﬂsw@ ncome o o o - o o - B
. (10) 27
disposal joint ventures - -
Brlt h Land share of tqg__a_lio_mprehenswe income (expense) o @ 7
British Land share of distributions payable 34 - 4 )

Investment and trading properties
Other non-current assets

Current assets

Cash and cash equivalents

Gross assets

Current liabilitios (116) (48) (5 (23
Bank and securitised debt (1570 (517) - (159)
Loans from joint venture partners (845) (523) 21 s
Other non-current liabilities - (123 (4) an
Gross liabilities o B (2,531 Q100 223 Q97)
Net assets (IlabllllIGSJ ) o 2,503 {289) (63) 348
British Land share of net assets less sharcholder loans 1,251 o - 87

1. USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership
2. Hercules Unit Trust joint ventures includes 50% of the results of Deepdale Co-Ownarship Trust, Fort Kinnaird { imited Partnership and vaienting
Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trust. The balance sheet shows S0% of the assets of these joint ventures.
Included in the column headed "Other joint ventures’ are contributions from the following: BL Goodman Limited Partnership, Bluebutton Property Management
UK Limited, City of London Office Unit Trust, BL Sainsbury's Superstores Lirmited and Reading Gate Retail Park Co-Ownership. The Reading Gate Retail Park Co-
Ownership was acguired during the year ended 31 March 2022, with the Group acguiring a 50% shara from Reassure Limuted, and The National Farmers Union
Mutual Insurance Society Limited owning the remaining 50% share.
. Revenue includes gross rental income at 100% share of £230m (2020/21: £262rm).
In accordance with the Group's accounting policies detafled in Note 1, the Greup recognises a nil equity investmant injoint ventures in a net kability position at year end.
The Group entared into a new Jont Venture Agreernent with AustralianSuper on 7 March 2022 in relation to the Canada Water Carmpus. The transactien value of the
assets transferred by the Group on formation of the joint venture at 100% was £580m, On disposal of the assets into the joint venture and in accordance with 1AS 28
Investrents in Associates and Joint Ventures', the Group recognised 2 gain of £44m (net of transaction casts of £9m) representing the gain reafised to the extent of
AustralianSuper's nterastin the icint venture AL the disposal date, the remaining gain of £52m relating to the Group's interest in the jomt venture was unrealised and
included within the Group's iInvestment in the joint verture which was based on the carnying value of the assets transfer-ed at the disposal date. As the assets transferred
refate to investment property measured at fair value, this gain was subsequently realised and recognised when the joint venture remeasured these assets to fair value
at 31 March 20722, The Group has aiso recognised its share of the joint venture’s loss of £6m compared to the joint venture's tatal lass of £12m, frorm 7 March 2022 ta
31 March 2022,
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Hercules

The British Land Company PLC 00621920

Total

BL CW Upper Limited The SouthGate Limited Uss Urit Trust Other Tetal Group share
Partrarshig®  Partnershi jmbventurns’ ot ventures’ et venires’ 2022 20227
T o Universities
Aviva Superannuation
_AustralianSuper Investors } B
Canada Water Shopping i Retail T
e Campus o Lentres Centres Parks I _
50% 50% 50% Various
13 12 26 2 394 130
. - O8N “ A2 G M 8
- 9 10 al 2z 275 132
- - - - - m {1
- ) (_1) - - - (95 (47>
- ) 10 21 2 179 84
Qaz2; (7 8 22 15 217 ns
i - - - - @ )
[ s 43 17 392 195
1 43 17 o 7737—92_ T ’ 195
- - - - 3 1
] 1B 43 17 T 395 196
- - - 52 52
1 10 22 8 248
- 3 4 12 - 59
565 T 39T 140 T 83 ) 7.451 3545
- - - - - 17
6 3 1 3 1 33
. 39 - 9 8 13 3 141
610 15 49 277 87 ~ 3,736
(23) 7 ) €))] - mo3
~ 3 B _ - (2.246) (1,083
- - (37 - (@A) (1,696) (792>
e . @8 T e T - S 1) I ¢
. 25 B35 __L38) . 7 4,222 (2,008)
_.587 mwe . m S L T 3599 L7288
294 53 55 9 1,889
7. Total Group share of £248m comprisas the Group's share of total comprehensive ncome of £136m and the realisation of gain on dispasal of assets into joint vertures of £52m,
8, Prior year comparative has been rastated for a change in accounting palicies in respect of rental concessions and tenant deposits Refer to Note 1 for
further Infarmation.
The borrowings of joint ventures and their subsidiaries are non-recourse to the Group. All joint venturas are incorporated m the United Kingdom, with the
exception of Broadgate REIT Limited, the Eden Walk Shapping Centre Unit Trust and the Hercules Unit Trust joint ventures which are incorporated in Jersey.
These financial statements include the results and financial position of the Group's interest in the Fareharm Property Partnership, the Bl. Goodman Limited
Partnership and the Gibraltar Limited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership
(Accounts) Regulations 2008 not to attach the partnership accounts to thase financial statements,
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Joint ventures continued
Operating cash flows of joint ventures (Group share)

2023
R P e U [ R [P o fEm
income received from tenants 21
Operating expenses paid to suppliers and employeas I3
Cash generated from operations ... 1=8
Interest paid (47)
Interest received 1

UK corporation Lax (paid) receved

H

Cash inflow from operating activities deployed as:

Surplus cash retained within joint ventures 17
Revenue distributions per consolidated statement of cash flows 73

Revenue distributions split between controlling and non-controlling interests

Attributable to non;controiling interests ) ' -
Attributable to shareholders of the Company 73

Restated’
2022
£m

194

1 Prior year comparatives have been restated for a change in accounting policy in respect of tenant deposits. The Income received from tenants and the Operating
expenses paid to suppliers and employees have both been restated for the year ended 31 March 2022 by £47m Refer to Note 1 for further information.

12 Cther investments

o ‘2023 2022

Fair value o D Farvalue -

through Amortised intangibla through Amorigoa intangibie
profit or loss cost assets Total profit or loss Cost A55015 Total
o £m o Em £m £m . Em _Em Em Em
AL April 28 4 9 4 6 2 12 20
Additions 13 - 2 15 14 2 2 18

Revaluation and foreign currency

translation 7 - - 7 8 - - 8
Amortisation o - L&) 3) A - - €5 I )
At 31 March 48 2 8 58 28 4 9 41

The amount included in the fair value through profit or loss 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.
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13 Debtors

Prepayments and accrued income

Thne Bntish Land Company PLC 00621820

Restated

2023 2022
_ Em Em
22 49
12 n
34 60

1 Prior year comparatives have been restated for a change in accounting policies n respect of rental concessions and tenant deposits. Refer to Note 1 for further

information

Trade and other debtors are shown after deducting a 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 credit to the income statement for the year in relation to provisions for impairment of trade debtors and accrued income was

£11m (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 details about

the Group's credit risk management practices are disciosed in Note 17.

The tables below summarise the ageing profile for tenant debtors and associated expected credit losses, grouped by credit risk
rating. The expected credit losses are determined in line with the provisioning approach detailed in Note 1.

Provisions for impairment of tenant debtors

 :niMarch 2023

el JR— — _ R e Percentage
Tanant debtars Provision Nat tenant debtor provided'
S0 - 183 - 90 - 183 - 90 - 183 -
< 90 182 365 > 365 < 90 182 365 » 565 < 90 182 365 > 365
. daysy days days days Totat days days days days Tatal days days days days Tatal Total
Credit risk £m £m £m £m  Em £m £m £m £m £m £m £m £m Em £m
CVA/
Administration - - - N n - - - an an - - - - - 100%
High 3 1 1 4 9 M M M 4 ) 2 - - - 2 78%
Medium 1 1 - - 2 (@] [4)] - - 2) - - - - - 100%
Low [ | 1. 4_ n M M M ) @D 4 - - -4 64%
Total Group 9 3 2 18 33 (3) (3) 2y Q9 27 5 - - - 6 82%
Joint ventures 5 1 1 4 n [¢)] D [4)] 4) {7 4 - - - 4 64%
Total 14 4 3 23 44 {4) (4) (3) (23) (34 10 - - - 10 77%
1 The percentage provided js calculated using the unrounded tenant debtor and provision balanca
7 31 March 2022 Parcentago
________ Tenan: debtors ___Provision ~ _ MNettenantdebtor . F,',?,\"dedl
- 90 - wmi- a0 - 183 - 0 - 183 -
<90 182 365 > 3565 <80 182 365 > 365 < 90 182 365 = 365
. days days days days Total days days days days Total days days days days Tota! Total
Credit risk £m £m __ Ffm_ _£m _ Em £m___Em_ Em Em_ Em___£m_ £m Fro_£m £m
CVA/
Administration 2 (2) (2) (5) amn  (26) - - - - - 100%
High 3 (2) m ¢} (2) [€3) 1 - - - 1 86%
Madium 1 - - m (9] 4) 1 - - - 1 80%
Low 5 @__ o & B a» 3 ] R 73%
Total Group o ®) _ 4 a0 @nH “7n 5 ] T & B8%
Joint ventures. 7 B @ @ e a5 4 - - 4 76%.
Total 18 (9) (6) (2 (33) (60) 9 1 - 10 86%

1. The percentage provided is calculated using the unrounded tenant debtor and provision balance.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

13 Debtors continued

Provisions for impairment of accrued income

Accrued income relates to concassions offered to tenants in the form of the deferral of rental payments. Rental income relating to
the vear ended 31 March 2023, which has not yet been invoiced, 1s recognised on an accruals basis in accordance with the underlying
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 for ts 67% (2021/22: 57%).

The table balow summarises the movemaeant in provisioning for impairment of tenant debtars and accrued income during the year
ended 31 March 2023,

T ) R— R e — — broparisnaily
Group consolidated

Movement in provisions for impairment of tenant debtors and accrued income — ; £m
Provisions for impairment of tenant debtors and accrued income as at 1 April 2022 47 61
Write-offs of tenant debtors h 2
Movement In provisions for impairment of tanant debtors 2) as)
Movement in provisions for impairment of accrued income 1 2
Total provision movement recognised in income statement R L a%n
Provisions for impairment of tenant debtors and accrued income as at 31 March 2023 29 36

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 tabies, below, to illustrate the impact of changes in assumptions on provisions for impairment
of trade debtors and accrued income recognised at the balance sheet date.

The key assumptions within the expected credit loss 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, illustratas 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 iImpact of changing the percentage share of high and low risk debtors for Retail & Fulfilment 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
dacrease represents management’s assessment of the reasonable possible change inloss rates.

Impact on pravisions impact on provisions

10% increase ih % 10% decrease in %

Provision at 10% increase in 10% decrease in share of high rigk share of high risk
31 March 2023 loss rates’ Toss rates’ tenant debtars? terant debtors?
£m £m £m £m £m
Provisions for impairment of tenant debtors 27 1 [43] 1 mn
Provisions for impairment of accrued income 2 - o - - . -

Group total provision for impairment of tenant
debtors and accrued income 29 1 (O] 1 [Q)

lrmpact on provsions

Impact on pravis-ons
10% herease in % 10% decrease n 3

Jrovision at 0% .ncrease n 10% dogrease 0 share of h gh risk sharc of high risk
A1 March 2022 loss rates loss rates Tenant debtors’ tanant gebtors”
A — e — .. g Em _Er L g £m
Provisions for impairment of tenant debtors 46 3 m 2 2
Frovisions for impairment of accrued income ) 1 o - - - -
Group total provision for impairment of tenant
debtors and accrued income 47 1 |4} 2 (2)

1. This sensitivity analysis has been performed on high and low risk tenants and temants in CVA or Admumistration only as the significant estimation uncertainty is
whaoily related o these

2. This sensitivity analysis has been perfcrmed on Retall & Fulfiiment tenarts only. A movement in the share of Campuses tenant dabtaors within each credit risk
rating has not been considered as management believes there [s loss uncertainty associated with the assumption on Campuseas tenants’ credit risk ratings
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14 Creditors

Rostated

2023 2022

S SRR e e o _Em __ Em

Trade creditors 113 74
Accruals 60 70
Deferred income 52 66
Othwr laxdlion and social secunty 25 25
Lease liabilities 6 &
Tenant deposits S S 26 37
’ o 282 278

1. Prior year comparatives have been restated far a change in accounting policy 1n respect of tenant ceposits. Refar to Note 1 for further information.

Trade creditors are interest-free and have settlemeant dates within one year. The Directors consider that the carrying amount of
trade and other creditors is approximate to their fair value.

15 Other non-current liabilities

2023 2022

e R I - Em  Er
Lease habilities 120 125
Deferred income o o - 25 27
T - T I 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

Tae British Langd Company PLC 80621920

1April Debledto Cradited 31 March
2022 income to equity 2023
R [ L P Em gm  fm  fm
Temporary differences - 5 - 5
Deferred tax liabilities year ended 31 March 2023 . o _ .
£m £m £m £m
Derivative revaluations o - - - - (e - ()]
Net deferred tax liabilities e T S - - T - @
Deferred tax assets year ended 31 March 2022 — o . L )
o 1 Apnil Debited to Credized 31 March
2021 ncome o oguity 2022
. . o L o . . o o o . £m . Em_ . _E_rr* . Er:
Temporary differences A . L . . e - ST T i
Deferred tax liabilities year ended 31 March 2022 . - _ .
£m £m Em £m

Derivative revaluations ) L S - T T . T

Net deferred tax assets (liabilities) ' - - - _

The following corporation {ax rates have been substantively enacted: 19% effective from 1 April 2017 and 25% effective from 1 April
2023. The deforred tax assets and liabilittes have been calculated at the tax rate effective in the penod that the tax s expected (o
crystallise,

At 31 March 2023 the Group had capital losses of £718m (2021/22: £720m) available to offset future capital gains giving risc to an
unrecognised deferred tax asset calculated at 25% (2021/22: 19%) 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 calculated at 25% (2021/22° 19%) of £56m (2021/22. £47m).

The Group has recognised a net deferred tax liability on derwvative revaluations of £4m (2021/22° £mil}. On a gross basis, to the
extent that future matching taxable profits are expected to arise of £9m in respect of derivative revaluations (2021/22: £nil),
deferred tax assets of £5m have heen recognised (2021/22 £nil).

Under the REIT regime development properties which are sold within three years of completion do not benefit from tax exemption.
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
exemption was available the tax arising would be £3m (2021/22: £21m).
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17 Net debt

Secured on the asse{s_;f t_h'é “(_ir-'bﬁ-p-

5.264% First Mortgage Debenture Bonds 2035
5.0055% First Mortgage Amortising Debentures 2035
5.357% First Mortgage Debenture Bonds 2028

Bank loans

Unsecured

4.766% Senior US Dollar Notes 2023
5 003% Senior US Dollar Notes 2026
3.81% Senior Notes 2026

3.97% Senior Notes 2026

2.375% Sterling Unsecured Bond 2029
4.16% Senior US Dollar Notes 2025
2.67% Senior Notes 2025

2.75% Senior Notes 2026

Floating Rate Senior Notes 2028
Floating Rate Senior Notes 2034
Facilities and overdrafts

Gross debt

Interest rate and currency derivative liabilities
Interest rate and currency derivative assets
Cash and cash equivalen
Total net debt o

Net debt attrlbutable to non- controllmg interests

Net debt attributable to shareholders of the Company

Total net debt
Amounts payable un ases (Notes 14 andiSﬁ) o
Total net debt (]ncludjng lease 1|ab|||t|es)

Tne British Land Company PLC 00621920

Footnote

325

86

218

1 298

927

2 105
2 85
87

97

299

2 78
38

38

BO

101

342

1,340

3 2,267
o 67
(144)
(125)

2,065

2,066

2,065

2191

126

T

Restated’
2022
Erm

347

88

227

347
1,009
jlo3]
66
102
103
298
77
37
37
80
W02
._604
1.607
2616

Net debt attrlbugp e to non-controtling ‘interests (mcludmg iease hab t!es) _ 1
Net debt attributable to shareholders of the Conibany (lncludlng lease Ilabllltles) 2,636
1. These are non-recourse borrowi mgs with no recourse for rapayment to other companies or assets in the Group.
T T T T T zoz3 2027
I _Em _ Em
Hercutes Unit Trust T T T 298 347
' 298 347

[N

borrowings of non-recoyursa companies of £933m.

Principal and interest on these borrawings were fully hedged into Sterling at a floating rate at the time of issue.
The principal amount of gross debt at 31 March 2023 was £2250m (2021/22: £2,562m) Included in this is the principal amount of secured borrowings and other

4 Inctuded in cash and cash equivalents 15 the cash and short term deposits of Hercules Unit Trust of £37m, of which £1m is the proportion not beneficially owned

by the Group.

RAuEyl

. Cash and short term deposits not subject to a security interest amount to £86m (2021/22: £64m).
. Cash and cash equivalents includes tenant deposils of £26m (2021/22: £37m). .
. 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

Restated
2023 2022
AU R . - . —_ I . . J— . o Em JEm
Repayable: within one year and on demand S 402 L
Between' one and two yvears 6 279
two and five years 989 854
five and ten years 386 659
ten and fifteen years 484 485
fifteen and twenty years — . ..150
1,865 2427
Gross debt . 2,267 2818
Interest rate and currency derivatives 77 Q)]
Cash and cash equivalents - _ o o 7 a3 mn
Net debt ) o ] B 2,065 2504
1 Prior year comparatives have been restated for a change in accounting pelicy in respect of tenant deposits, Refer to Note 1 for further intormation.
Fair value and book value of net debt - . L ) o
Rostated’
) 2023 2022
Fair value Book value Difference “ar value Eock vaiue Miiference
. £m . £m £m £m . £m _
Debentures and unsecured bonds o o 1,53"3; T,6_27 (92;” 1,745 - 1,665
Bank debt and other floating rate debt ) N ) 645 640 5 958 951
Grossdebt o . 2178 (89) 2700 _28% 8
interest rate and currenafmderivative iiabilities 67 - 86 96 -
Interest rate and currency derivative assets (144) - {973 {97} -
Cash and cash equivalents — . . azs) - ESID -
Netdebt e _ N - 1,876 (89) 2588 2504 84
Net diebt attributabic to non-controlling interests 1 _ U S
Net deht attributable to shareholders of the Company 1,977 2,066 (89) 2,589 2,505 84

1. Prior year comparatives have been restated for a change in accounting policy in respact of tenant deposits. Refer to Nate 1 for further information,

The fair values of debentures and unsecured bonds have baen cstablished Dy obtaining quoted market prices from brokers. The
bank debt and other flaating 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
incdependent treasury adviser.

Short term debtors and creditors and other investments have been excludad from the disclosures on the basis that the fair value is
equivalent to the book value. The fair value hierarchy level of debt held at amortised cost is Leval 2 (as defined in Note 10)

210 British Land Annual Report and Accounts 2023



17 Net debt continued
Loan to Value (LTV)

Theo Britisn Land Company PLC 00621820

LTV is the ratio of principal amount of gross debt less cash, short term deposits and liguid investments to the aggregate value of
properties and [nvestments, excluding non-controfling interests. EPRA LTV has been disclosed in Table E.

Group LTV e o e S
Raestated’

2023 2022

e [ _ o _ e Em L Em
Group LTV o T 27.4% 26.2%
Principal amount of gross debt 2,250 2,562
Less debt attributable to non-controliing interests - =
{ ess cash and short term deposits (statement of cash flows)? (99) (74)
Plus cash attributable to non-controlling interests 1 1
Total net debt for LTV calculation - - C 3352 2488
Group property Dortfoho vaiuation (Note 10) ' T S 5_,%55_ E-i- 944
Investments in joint ventures (Note 173 2,206 2,521
Other investments and property, plant and eguipment (balance sheet)® 61 46
Less property and investments attributable to non-controlling interests o ooasyn . as
Total assets for LTV calculation o T 7,849 9,496

Proportionally consolidated LTV e I . =
2023 2032

[, I Em __ Em_

Proportionally consolidated LTV T - 36.0% 329%
Principal amount of gross debt 3,448 3648
Less debt attributable to non-controlling interests = -
Less cash and short term deposits4 (228) shH
Plus cash attributable to non-controliing interests o . 1
Total t debt for pre portlonal LTV c’;{.’;ﬁ;’i?dn - : i 327 3,458
Group property portfo le} valuation (Note 10) 5,595 6 944
Share of property of joint ventures (Note 10) 3,316 3,538
Other investments and praperty, plant and eguipment (balance sheet)® 61 46
Less property attributable to non-controliing interests o a3 sy
Total assets for proportional LTV calculation T 8,959 10,513

1 Prior year comparatives have been restated for a change in accounting policy in respact of rental concessions Refer to Note 1tfor further information

?. GCash and short term deposits exclude tenant deposits of £26m (2021/22: £37m).

3. The £19m (2021/22: £22m) difference between other investments and plant. property and equipment per the balance sheat totalbing £80m (2021/22: £68m),
relates to a nght-of-use asset recognised under a lease which is ctassified as property, plant and equipment which is not included within Total assets for the

purposes of the LTV calculation.
. Cash and short term depaosits exclude tenant deposits of F49m (2021/22. £61m).

ey
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

17 Net debt continued

Net Debt to EBITDA
Net Debt ta EBITDA is the ratio of principal amount of gross debt Iess cash, short term deposits and liquid investments to earnings
before interest, tax, depreciation and amortisation (EBITDA).

The Group ratio excludes non-recourse and joint venture borrowings and includes distributions and other receivables from non-
recourse companies and joint ventures.

‘2023 2022
N L o . . - I ; e e, Emo £m
Group Net Debt to EBITDA _ S . 6.4x 79x
Principal amount of gross debt 2,250 2,562
L ess non-racourse borrowings (298) (347)
Less cash and short term deposits (statement of cash flows)' (99) (743
Plus cash attributable to non-recourse companies 37 29
Total net debt for group Net Debt to EBITDA calculation 1,890 2170
Underlying Profit (Table A 264 247
Plus Net financing charges (Note 8) 60 55
Less Underlying Profit due to joint ventures and non-recourse companres? (id4) (133)
Plus distributions and other recevables from joint ventures and non-recourse companies® 107 97
Plus depreciation and amortisation (Table Ay B I . R . . 7 I
Total EBITDA for group Net Debt to EBITDA calculation 294 275
Proportionately consolidated Net Debt to EBITDA S

2023 2027
Proportionally consclidated Net Debt to EBITDA ) 8.4x 9.7x
Principal amount of gross debt 3,448 3648
Less cash and short term deposits” (228) 191y
Plus cash attributable to non-controlling interests 1 1
Total net debt for proportional Net Debt to EBITDA calculation S - 3,221 3458
Underlying Profit (Table A) T 264 247
Plus Net financing charges (Tahle A) m 102
Plus depreciation and amortisation (Table A) O
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).

Undarlying Profit due to joint ventures £92m (2021/22. £84m) as disclosed in the consclidated incoma statement and Underlying Profit due to non-recourse
companies £52m (2071/22; £49m).

Distnbutions and ather receivalbles from Jaint venturas £73m (2021/22 £57m) as disclosed n the consolidated staternent of cash Nows and distributions and
other recelvables from non-recourse companies £34m (2021/22: £40m)

4. Cash and shart term deposits exclude tenant deposits of E49m (2021/22: £&81m)

~N

[
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17 Net debt continued

British Land Unsecured Financial Covenants
The two financial covenants applicable to the Group unsecured debt are shown below.

Restated'
2023 2022
o [ O _Em o Em
Net Borrowings not to exceed 175% of Adjusted Ca ] ] 8% 36%
Principal amount of gross debt 2,250 2,562
Less the relevant proportion of borrowings of the partly owned subsiciary/non-controliing interests - -
Less cash and short term deposits (statement of cash flows)’ (99> (74
Plus the relevant proportion of cash and deposits of the partly owned subsidiary/non-controlling interests 1
Net Borrowings S e . 2,152 2489
Share capital and reserves (ba|an;;e'§r3é5{)"f S 5,525 6,768
Trading property surpluses (Table A) 7 8
Exceptional refinancing charges (see below) 161 174
Fair value adjustments of financial instrumants (Table A) 44) 46
Less reserves attributable to non-controlling interests (balance sheet) a3 Q15)
Adjusted Capital and Reserves 5,636 6,981

In catculating Adjusted Capital and Resarves for the purpose of the unsecured debt financial covenants, there is an adjustment of
E£161m (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.

Restatod’

2023 2022
Em _Em

Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets e o B2% 0%
Principal amount of gross debt 2,250 2,562
Less cash and short term deposits not subject to a security interest (886) (64>
Less principal amount of secured and non-recourse borrowings o (933 (985)
Net Unsecured Borrowings e o __12: E3
Group property portfolio valuation (Note 10) 5,595 6,944
Investments in joint ventures and funds (Note 11) 2,206 2,521
Other investments and property, plant and equipment (balance sheet)® 61 48
Less investments in Jjoint ventures (2,206) (2,521
Less encurmnbered assets (Note 103 S v Ay (9%

L-I-ner'lcumbered ASSETS T CooTrm T o 3,909 5,075

1. Prior year comparatives have been restated for a change in accounting policies in respact of rental concessions and tenant deposits Refer to Note 1{or
further information.

2. Cash and short term depaosits exclude tenant deposits of £26m (2021/22: £47m).

3. The £19m (2021/22: £22m) difference between other investments and plant, property and sguipment per the balance sheat totalling £80m (2021/22. £68m).
relates to a nght-of-use asset recognised under a tease which is classified as property, plant and equipment which is not included within Total assets far the
purposes of the LTV calculation.
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Tne British Lano Company PLC Q0621920

Reconciliation of movement in Group net debt for the year ended 31 March 2023

Arrangemant
Restated' Foreign cost
2022 Cash flows Transfers? exchange Fair value amortisation 2023
£m Em £m £m £m £m £m
Short term borrowings 189 {190) 402 - - 1 402
Long term borrowings 2,427 (123) (402) 20 (55) {2) 1,865
Derivatives® S M a2 - 0 @H - D
Total habilities from financing activities” 2,615 (325) - - [¢:1:5] (1) 2,190
Cash and cash equivalents L am . a0 o T B
Net debt 2,504 (339) - - (99) [4)) 2,065
Reconciliation of movement in Group net debt for the year ended 31 March 2022 - e
B : T - o - T B Arrangaement
Restatec’ Foreign cost Restated
2021 Cash flows Transfers’ exchange Sarrvalue  amortisatien 2022
— I L _ 2yl . Em fm o Em £m Gus . Em_
Short term borrowings 161 (593 189 - (4) 2 189
Long term borrowings 2.249 429 (8% 17 76) (3 2,427
Derivatives® L D T R 0]
Total liabilities from financing activities® 2,403 277 - - (64) [©] 2,615
Cash and cash equivalents _Us4y 43 - S oo am
MNet debt 2,249 320 - - (64) (1) 2,504
1. Prior year comparative has been restated for a change in sccounting policy in respect of tenant deposits. Refaer to Note 1 for further information.
7. Transfers comgarises debt maturing from long term te short term borrowings
3. Cash flows on derivatives include E9m of net receiprs on denvative interest
4 Cash flows of £325m shown above represents net cash flows on capita! payments in respect of interest rate derivatives of £2km, decrease in bank and otnher

borrowings of £637m and drawdowns on hank and other horrowings of £324m shown in the consolidated statement of cash flows, along with £9m of net

receipts on dervative interest
Cash flows on derivatives inciude £15m of net receipts on derivative interest

o

Cash flows of £277m shown above represents net cash flows on capitat payments in respect of intsrast rate dervatives of £8m. decrease in bank and other

borrowings of £213m and drawdowns on bank and other borrowings of £4283m shown in the consobdated statement of cash flows, along with £15m of net

receipts on derivative interest.

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.

,,,,,, o _wo23 S
Lavell Leval 2 Lavel 3 Total Leveil Level 2 Level 3 Total
. R _Em £m Em. o fm o Em &M Em_ o Em

interest rate and currency derivative assets - (144) - (144) - 97 - (97
Other investments - fair value through profit
or loss (Note 12) e - - 48y @y - - @8 = 29
Assets B - _Q4a  @e) (192 - (97 (28 (129
Igtierestwriaﬂté and cu ryér"lcy dgrlvaﬂtirve liabilities - 67 - 67 ) - 96 - 96
Liabiliti o . . . - __ e _ - & - 9% - = 9
Total B B - - (83 (48) (125) - ) (28) (29)
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17 Net debt continued
Categories of financial instruments

Restated
2023 2022
L _ . . Em  fm

Financial assets
Amortised cost
Cash and cash equivalents 125 m
Trade and other debtors (Note 13) 22 4G
Other investments (Note 12) 2 4
Fair value through profit or loss
Derivatives in designated fair value hedge accounting relationships®? 45 52
Derivatives not in designated hedge accounting relationships 99 38
Other investments (Note 12) . , . o . ..48 28
Financial liabilities
Amortised cost
Creditors (Note 14) {199) Qs7)
Gross debt (2,267) (2.616)
Lease labilities (Notes 14 and 15) (126) (131
Fair value through profit or loss
Derivatives not in designated hedge accounting relationships (50) (96)
Derivatives mn dasignated fair value hedge accounting reia‘ciong.hi;c;s73 an -
o o o S o o ) B ~ (2,659) (3,000)
Total {2,318) {2,71)

1. Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits Refar to Mote 1 for
further information.

2. Denvative assets and liabilities in designated hadge accounting relationships sit within the derivative assets and derivative liabilities balances of the consolidated
palance sheet.

3. The fair vatue of derivative assets in designated hedge accounting reiationships represents the accurmulated amount of fair value hedge adjustments on
hedged items

Gains and losses on financial instruments, as classed abaove, are disclosed in Note 6 (net financing income), 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 earnings. Risks relating to capital structure are addressed within Managing risk
in dalivering our strategy on pages 46 to 60. The Group’'s objectives, policies and processes for managing debt are set outin 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 varniability in cash fiows on floating rate debt, such as
revolving bank facilities, caused by movements in market rates of interest. The Group's objectives and processes for managing
interest rate risk are set out in the Financiat policies and principles on pages 43 to 45.

AL 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
£nil have been designated as cash flow hedges under IFRS 9.

The ineffectiveness recegnised in the income statement on cash flow hedges in the year ended 31 March 2023 was £nil
(2021/22: Enil).
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17 Net debt continued
The cash flows occur and are charged to profit and loss until the maturity of the hedged debt. The table below summarises variable
rate debt hedged at 31 March,

Variable rate debt hedged

2023 2022

Em £m

Qutstanding: at one year 550 800
at two years 1,025 550

at five years 350 &00

at ten years - 250

Fair value hedged debt
The Group uses interest rate swaps to hedge exposure on fixed rate financial habilities caused by movernents in market rates
of interast.

At 31 March 2023, the fair value of these derivatives is 2 net asset of £18m (2021/22: £38m). Interest rate swaps with a fair value asset
of £E26m 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
floating rate of 159 basis points above SON!IA. These have been designated as fair value hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

T 2023 2022
. . 0 . £Em £m
Fixed or capped rate 2,168 2,542

2,168 2542

All the debt is 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 interast rate of the Sterling fixed rate debtis 4 2% (2021/22: 4.2%). The weighted average
period for which the rate is fixed is 7.3 years (2021/22; 8.3 years),

T - T i o o o 2023 2022
Spot basis 100% 100%
Average over next five-year forecast period 76% 79%
Sensitivity table - market rate movements
2023 2022

777777 . o . . B e o lncl’g;se __Decrease Increa;rowm ﬁﬁl’:}ccrcasc
Movement ininterest rates (bps)' 373 (373) &7 &7
Impact on underlying annual profit (Em) o B = .9 s R 9.
Movement in medium and long term swap rates (bps)’ ' T 424 424) 139 (1393
Impact on cash flow hedge and non-hedge accounted
derivative vaiuations (Em) 177 (210) 75 (72)

1 The movement used for sensitivity analysis reprasents the largest arnual change In SONIA gver thelast 10 years.
2, This movement used for sensitivity analysis represoents the largest annual change in tha 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 labilties denominated in foreign currencies The currency risk on
overseas investments may be hedged via foreign currency denominated borrowings and derivatives, The Group has adopted net
investment hedging in accordance with IFRS 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 ineffeciive portion of the gain or loss on any hedging
instrument is recognised immediately in the income staterment.

The table below shows the carrying amounts of the Group's foreign currency denominated assets and liabilities. Provided contingent
tax an overseas investments is not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2023 position

a 28% appreciation {largest anhual change over the last 10 years) in the USD relative to Sterling would result in a £3m change
(2021/22° Erul) in reported profits,

e Assets’ e Liabibties
2023 2022 2023 2022
£m £ £m £rn
USD denominated 1] 20 27 20

1 The USD denominated assel of £28m is an other investment accounted for as far value through profit of ioss as disclosed in Note 12, The remaining E10m other
investment accounted for as fair value through profit or loss is 2 GBP denominated other investment.

Credit risk management

The Group’s approach to credit risk management of counterparties is referred to in Financial pohcies and principles on pages 43 to
45 and the risks addressad within Managing risk in delivering our strategy on pages 46 to 60. The carrying amount of financial assets
recorded n the financial statements represents the Group's maximum exposure to crodit risk without taking account of the value of
any collateral obtained.

Banks and financial institutions:
Cash and cash equivalents at 31 March 2023 amounted o £125m (2021/22: £11im restated). Cash and cash equivalents were placed
with financial institutions with BBB+ or better credit ratings.

At 31 March 2023 the fair value of all interest rate derivative assets was £144m (2021/22. £97m).

At 31 March 2023, prior to taking into account any offset arrangements, the largest combined credit exposure to a single
counterparty arising from money market deposits, liquid investments and dernvatives was £43m (2021/22: £43m). This represents
0.5% (2021/22: 0.4%) of gross assets.

The deposit expasures are with UK banks and UK branches of international banks,

Trade debtors:

Trade debtors are presented net of provisions for impairment for expected cradit losses. Expected credit losses are calculated on
initial recognition of trade debtors and subseguently 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 detarls on the presentation of tenant incentive provisions. Expected credit losses
are calculated on initial recognition of tenant incentives and subsequently in accordance with IFRS &, taking into account historic
and forward-looking information. See Note 10 for further details and credit risk related disclosures.

Liquidity risk management
The Group’s approach to liquidity risk management 1s discussed in Financial policies and principles on pages 43 o 45, and the rnisks
addressed within Managing risk in delivering our strategy on pages 46 to 60.

The fellowing table presents a maturity profile of the contracted undiscounted cash flows of financial habilities based on the earliest
date on which the Group can be required to pay. The table includes both interest and principal flows. Where the interest payable
is not fixed, the amount disclosed has been determined by reference to the projected interest rates implied by yield curves at the
reporting 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 gross settlement (2.g. cross currency swaps) the undiscounted gross cash flows
are prasented. 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 ong year, have heen excluded fram the analysis.

The Group expects to meet its financial liabilities through the various available liquidity sources, including a secure rental income
profile. asset sales, undrawn committed borrowing facilities and, In the longer term, debt refinancings.
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17 Net debt continued
Liquidity risk management continued

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the following
page. Income from joint ventures is not included. Additional hgudity will arise from letting space in properties under construction as

well as from distributions received from joint ventures.

2023
Within Fellowing Thres to Qver five
one year yeaar five years yeats Total
o £m £m £m £m £m

Gross Debt' 409 8 995 882 2,294
Interest on debt 100 B4 195 199 578
Denvative payments 104 18 172 26 320
Lease liability payments 7 o B o 10 10 29 305 354
Total payments 623 120 1,391 1,412 3,546
Derivative receipts S (172) {34) azey (3 (388)
Net payment o 451 86 1,212 1,409 3,158
Operating leases with tenants ) 248 21 440 479 1,378
Liquidity {deficit) surplus {203) 128 (772) {930) {1,780)
Cumulative liquidity (deficit) surplus (203) (78) (850) (1,780)

e ._.mO2Z L

With.n Foligwing Three to Qver five

ane year year five years YEArs Total
e ém em £m  Emo o Em
Gross Debt! 191 282 830 1288 2,591
Interest on debt 89 87 195 227 598
Derivative payments n 102 167 77 357
Head lease payments 2] 10 29 325 373
Total payments 300 481 1221 197 31519
Derivative receipts ) (29) (136) (165) (5) (335
Net payment ) ) 27 345 1,056 1,912 3584
Operating leases with tenants o 282 239 480 470 481
Liguidhity (deficit) surplus 1 (106) (566) (1,442 (2,103)
Cumulative liquidity (deficit) surplus N {95) (661 (2103

1. Gross debt of £2,267m (2021/22: £2,616m) represents the total of 2,294m (2021/22: £2,591m), less unamartisad 1ssua costs of £8m (2021/22; £9rmy), less fair

value adjustments to debt of £18m (2021/22: pius fair value adjustments to debt of £34m).

Any short term hquidity gap between the net payments required and the rentals receivable can be met through other liquidity

sources available to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and cash

equivalents of £11lm of which £86m is not subject to a security interest (see footnote 5 to net debt table on page 209). Further

liguidity can be achieved through sales of property assets or investments and financing activity.

The Group's property portfelio 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 available to the Group are a further source of

liquidity. The maturity profile of committed undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

2023 2022

. ) e £m £m

Maturity date:  over five years 130 70
between four and five years 504 401

betweenthree and fouryears ) ) ) 370 408

Total facilities available for mare than three years o 1,004 877
Between two and three years 855 360
Between one and two years 170 50
Withimone year ... .. e .. .80 -
Total 1,779 1,287

The undrawn faciities are comprised of British Land undrawn facifities of £1,779m (2021/22; £1,287m>.
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18 Leasing
Operating leases with tenants

The Group leases cut all of its investment properties under operating leases with a weighted average fease length of six years
(2021/22: six years). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

Less than one year

Between one and two years
Between three and five years
Between six and ten vears
Between eleven and fifteen years
Batween sixteen and twenty years
After twenty years

Total

The Batish Land Company PLC 00621920

——— “ieE

Em
248
n
440
320
97

41

21

1,378

2022
£m
282
239
490
349
74
3C
17

148!

Lease commitments

The Group’s leaseheld investment properties are typically under non-renewable leases without significant restrictions. Lease
liabilities are payable in line with the disclosure below and no contingent rents were payable in either period. The lease payments

mainly relate to head leases where the Group does not own the freehold of & property.

.
Minimm
lease loase
payments Interast Principal payments Interost Principat
. . &m Em ____ &m M o Em &m
British Land Group
Less than one year 10 4 6 9 3 6
Between one and two years 10 3 7 10 K 7
Between two and five years 29 7 22 29 8 21
More than fiveyears =~ __ V305 24 91 325 228 %7
fotata 354 228 126 373 242 13
Less future finance charges o (@28 a2y
Present value of lease obligations 126 131
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19 Dividends

The final dividend payment for the six-manth period 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 RE!IT legisiation, 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.

Sence par 2028 2022
_ Dividend share £m £m

Payment date . o
Current year dividends

28.07.2023 2023 Final 1.04
06.012023 2023 Interim _ hso 107
22.64
Prior year dividends T
29.07.2022 2022 Final .60 08
07.012022 2022 interim 1032 95
2192
06.08.2021 . 2021Final o 6.64 62
Dividends disclosed in consolidated statement of changes in equity S o 215 157
Dividends settled in shares : e - -
Dividends settled in cash S 215 157
Timing difference relating to payment of withholding tax I (2) @
Dividends disclosed in consolidated statement of cash flows 233 155
20 Share capital and reserves
. 20323 2022
Number of ordinary shares in issue at 1 April 938,109,433 937,981,992
Share issues 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 ESCP trust (2021/22: 7.378), 11,266,245 shares were held as treasury
shares (2021/22: 11,266,245) and 927,061,356 shares were in free 1ssue (2021/22' 926,835,812). No treasury shares were acquired by

the ESOP trust during the yeart. 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 farr value of cash flow
and foreign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
statements of foreign operatiens. The foreign exchange differences also include the translation of the Habilities that hedge the
Company’s net investment in & 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 investment in a

foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to Investments 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 1s recorded in the Company’s financial

statements, through the operation of the merger relief provisions of the Companies Act 2006.
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20 Share capital and reserves continued
At 31 March 2023, options over 1,250,386 ordinary shares were outstanding under employee share option plans, The options had a
weighted average life of 1.9 years. Details of outstanding share options and shares awarded to employees including Executive

Directors are set out below and on the following page:

The Britisn Land Comoany PLC 005621920

Exerc se

. Exercise dates

At 31 March Vasted but Fxercised/ At 31 March price
Dateetgant 2027 Gramied rotexorcked  Vestod  lepsed 2023 pence) From _____To
Share options Sharesave Scheme
21.06.17 10,687 - - - (10,687} - 508.00 01.09.22 01.03.23
28.06.18 21,362 - - - {5,464) 15,898 549.00 01.09.23 010324
18.06.19 101,262 - - (37.446) (56,784) 7,032 43500 01.09.22 Q0Q103.23
18.06.13 9,238 - - - (689) 8,549 43500 010924 010325
07.07.20 408,215 - - (7737 (39185) 361,293 33600 0L09.23 010324
07.07.20 324,256 - - - (27,497) 296,759 336.00 01.09.25 010326
06.07.21 104,432 - - (724) (14,396) 89,312 414.00 01.09.24 (010325
06.07.21 86,864 - - - (11,228) 75,616 414.00 01.09.26 (01.03.27
220622 - 135,575 - - (7.905) 127,670 42100 010925 010326
220622 - 44587 - - Q568 43031 42100 0103.27 010328
T 1,066,316 180172 (45.907) (175,401) 1,025,180
Long-Term Incentive Plan - options vested, not exercised
140912 42 225 - - - (42,225} - 53%8.00 14.0915 14.09.22
201212 33,095 - - - (33,095) - 5635.00 201215 203222
05.08.13 108,588 - - - - 108,588 601.00 050816 05.0823
051213 _ 6518 - - - - V668 60000 051216 051223
o 300526 - T (75,320 225,208
Long-Term Incentive Plan - unvested options
26.0618 83,942 - - - (83942) - 8B220 250621 250623
e . B3342 - - 83842y 0 - e
Total T 1450784 180072 - (45.907)(334663)1,250,386 o
Weighted average exercise price S
of options (pence) 430 421 - 418 505 409
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A% 31 March
Dﬁaﬁtgﬂol grant L o o o 2022
Performance Shares Long-Term Incentive Plan T
23.07.9 828,810
22.06.20 852,927
22062 888,644
02.08.21 238,945
01.09.21 41,294
19.07.21 19,612
19.07.21 9,403
19.07.21 44,273
19.07.21 28,209
19.07.21 9,403
19.07.21 124,948
19.07.21 121,787
19.07.22 -
. 3209255
Restricted Share Plan
19.06.19 704,926
22.06.20 790,820
22.068.21 891103
19.07 22 -
200722 B ‘ -
N e T 23865849
Total 5,596,104
Weighted a\}érage pirice of shares (pence_s ' T 49

Granted

1,848,874

712,005

73393

471

Exoraised/
Mested  Lapsed
- (828,810)
- (17,929
- (31,822
(19,612} -
{5,403 -

(107,705) (17,243)

(136,720) (893804}

(680.880) (24,046)

- (48,056)

- (71836)

- (34,533)

(8808603 17B27

(817,600} (1.074,075)
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The Bntish Land Company PLC 00621920

At 31 March

835,998
856,822
238,945

41,204

44,273
28,209
9,403
121,787
1,848,874

4,025,605

742,764
819,467
677,472

' 6,287,23
47

202%

Share pr ce
at grant dato
{pence)

53560
408.90

51680

519.60
542.00
482.50
48250
482.50
482.50
48250
482.50
482.50
470.70

538.00
412.40
516.80

470.70

49200

Vasting cate

23.07.22
22.06.23
22.06.24
02.08.24
01.09.24
13.05.22
21.05.22
12.05.23
12.05.24
12.05.25%
0307.23
02.08.24
18.07.25

19 06.22
22,0623
22.06.24
19.07.25

L8072

21 Segment information

The Group aliocates 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 & Fulfiiment. From T Aprit Z023 the Group
intends to change the name of the Retall & Fuifilment 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 conseguence of this change.

The relevant gross rental income, net rental income, operating result and property assets. baing the measures of segment revenue,
segment result and segment assets used by the management of the business, are set out on the following page Managemant
reviews the performance of the business principally on a proportionalty consolidated basis, which inciudes the Group’s share of joint
vantures on a line-by-iine basis and exciudes non-controlling intergsts in the Group's subsidiaries. The chief operating decision maker
for the purpose of segment information is the Executive Committee.

Gross rental income is derived from the rental of buildings. Operating result is the net of net rental income, fee income and

administrative expenses. No customer exceaded 10% of the Group's revenues in either year
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Segment result
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Campuses Retal & Fulfilmant Unallocated Total
Restated Restated' Restated’ Restated
2023 2022 2023 2022 2023 2022 2023 2022
. S e Em e€m _Em  Em &m __Em __ _ Em £m
Gross rental income
British Land Group 15 143 205 195 - - 320 338
Share of joint ventures 107 91 57 57 - - 164 148
Total 222 234 262 252 - - 484 486
Net rental income
British Land Group 108 116 189 175 - - 297 2N
Share of joint ventures B9 76 s _Sl_ . = - 140 127
Total ) 197 192 240 226 - - 437 4018
Operating result
British Land Group 115 ne 186 170 (55) [(G19))] 246 229
Share of joint ventures _....82 72 49 50 @ (@ 1@ 120
Total 197 197 235 220 (57) (62) 375 349
Rostated
2023 2022
Reconciliation to Underlying Profit £m £m
Operating result 375 349
Net financing charges M) (1023
Underlying Profit 264 247
Reconciliation to (loss) profit on ordinary activities before taxation - o o
Underlying Profit B T 264 247
Camital and other {1,299) 714
Underlying Profit attributable to non-controlling interests o - o2
Total {loss) profit on ordinary activities before taxation ) (1,034) 983
Reconciliation to Group revenue I _ e — L
Gross rental income per operating segment result 484 486
Less share of gross rental income of joint ventures (164) (148)
Plus share of gross rental income attributable to non-controlling interests o 2 2
Gross rental income (Note 3) R 322 340
Trading property sales proceeds - =]
Service charge income 59 62
Management and performance feas (from joint ventures) 13 =]
Other fees and commissions 24 21
Surrender premium payable L e o= @9
Revenue (consolidated income statement) 418 A12

1. Pror year comparative has been restated for a change in accounting policy in respect of rental cancessions. Refer Lo Note 1 for further information.

A reconciliation between net financing income in the consolidated income statement and net financing charges of £11Im (2021/22:
£102m) in the segrmental disclosures above can be found within Table A in the supplementary disclosures. Of the total revenues

above, Enil (2021/22: £nii} was derived from outside the UK.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

21 Segment information continued
Segment assets

Carmpusos Rotall & Fulfilment Tota? .
2023 2022 2023 2022 2023 2022
£m £€m £m £m £m £m
Property assets
British Land Group 2,972 4,150 2,619 2,788 5,591 65,938
Share of joint ventures R ... 2687 2826 829 M2 338 3538
Total 5,659 6.976 3,248 2.500 8,907 10476

Reconciliation to net assets

" Restatec’

2023 2022

British Land Group £m £rm
Property assets 8,907 10,476
Other non-current assets 141 04
Non-current assets 5,048 10,580
Cther net current liabilities (384) (3773
EPRA net debt (3,127) (3,397)
Other non-current liabilities N - R o R 1= B
EPRA NTA (diluted) 5487 6,806
Non-controlling interests 13 15
EPRA adjustments , S S e 25 (5%
Net assets 5525 6,768

1. Prior year comparatives have been restated for a change in accounting palicies in respect of rental concessions and tenant deposits Refer to Note 1 for further
information.

22 Capital commitments

The aggregate capital commitments to purchase, construct or develop 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

S — R R A ——— R im_ L EW
British Land and subsidiaries 161 222
Share of joint ventures . . I3 332
eS| R e C o 203 e

As part of the Group's 2030 Sustainability Strategy published in 2020, the Group committed to a target of net zero carbon
emissions by 2030, through offsetting any remaming emissions which have not been miritigated from that date. As part of this, the
Group announced a transition vehicle, funded at a rate of £60 per tonne of embodied carbon generated through its development
programme. In relation to the transition vehicle commitment, as at 31 March 2023, the Group has committed to spend £15m
(2021/22; £15m) on carbon rmutigation activitias on its standing portfolio

23 Related party transactions

Detalls of transactions with joint ventures are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
management feas of £13m (2021/22: £9m). Directors are the key management personnel and have the authornity and respansibility
far planning, directing and controtiing the activitias of the entity. Datails of Directors’ remuneration are giver in the Remuneration
Report on pages 141 to 159. Details of transactions with The British Land Group of Companies Pension Scheme, and other smalier
pension schemes, are given in Note 9.

224 British Land Annual Report and Accounts 2023



Tre British Land Company PLC C0621920

24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent habilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of business. It is not anticipated that any material labilities will arise from these contingent 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 obtamned
the risks and rewards of ownership of the 21.9% of Hercules Unit Trust on 1 April 2021 and therefore the change in ownership
percentage and resulting non-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 transferred from non-controlling interests to
shareholders equity.

As a result, the remaining non-controlling interests in Group subsidiaries, relating to 12.5% of Speke Unit Trust, are no longer material
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 subseguent events post the balance sheet date.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

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 473A of that Act.

Bnowy Name - . . Company Mumber Bty Neme . Gompany Nember
17-19 Bedford Street Limited h - 07398971 BL Retail indirect Investments Limited 12288466
18-20 Craven Hili Gardens Limited 07667839 BL Retail Propertias 2 Limited 13349753
20 Brock Street Limited Q7401697 BL Retail Properties 3 Limited 04869976
Adamant investment Corporation Limited 00225149 BL Retall wWarehousing Holding 06002154
Aldgate Place (GP) Limited 07829315 Company Limited

B L.Holdings Limited 00000529 BL Shoreditch Development Limited 05326670
Bayeast Property Co Limited DOB35800 BL South Camb Limited 07555233
BF Propco (No 3) Limited 5270198 BL Superstores Holding Company Limited 06002143
BF Propco (No 5) Limited 05270219 BL Tharet Limited 13843760
BF Properties (No 4) Ltd 05270289 BL West (Watling House) Limited 04067234
BF Properties (No 5) Ltd 05270039 BL West £nd Investments Limited 07793483
BL 5KS Holdings Limited 13398992 BL Whiteley Limited n253224
BL Aldgate Development Limited 05070564 BL Whiteley Retail Limited N254281
BL Aldgate Holdings Limited 05876405 BLD (A) Limited 00467242
BL Bluebutten 2014 Limited 09048771 BLD (Ebury Gate) Limited 03863852
BL Broadgate Fragment 1 Lirmited 03400407 BLD Property Holdings Limited 00823907
BL Broadgate Fragment 2 Limited 09400541 BLSSP (PHCS) Limited 04104061
BL Broadgate Fragment 3 Limited 09400411 BLU Secunties Limited 03323061
Bl Broadgate Fragment 4 Limited 09400409 British Land (Joint Ventures) Limited 04682740
BL Broadgate Fragment 5 Limited 09400413 British Land Acguisitions Limited 05464168
BL Broadgate Fragment 6 Limited 09400414 British Land City Offices Limited 03846069
BL Broadway Investment Limited 10754763 British Land Fund Management Limited 04450726
BL Chess Limited 08548399 British Land In Town Retail Limited 033250686
BL City Offices Holding Company Limited 06002147 British Land Industrial Limited 00643370
BL CW Residential Holdings Limited 14178788 British Land Offices (Non-City) Limited 02740378
BL CW Upper LP Company Limited 1037541 British Land Offices (Non-City) No.2 Limited 06849369
BL Department Stores Holding 06002135 British Land Property Advisers Limited 02793828
Company Limited British (Land Suparstores (Non Securitised) 08514283
BL Eden Walk Limited 10620935 Number 2 Limited

BL Euston Tower Holding Company Limited 11612398 Broadgate City Limited 01769078
BL Goodman (LP) Limited 05056902 Broadgate Properties Limited 01982350
BL HC PH CRG LLP OC338244 Cavendish Geared Limited 02779045
BL HC PH LLP OC317199 City Residential Holdings Limited Q6049158
BL HC Property Haldings Limited 06894046 Drake Circus Leisure Limited 09190208
BL High Street and Shopping Centres Holding 06002148 Glenway Limitad 05398994
Cormpany Limited Hempel Holdings Limited 05341380
2L Holdings 2010 Limited 07353966 Hempel Hotels Limited 02728455
BL innovation Properties 2 Limited Q5070554 Insistretal 2 Lirmited Q4181514
BL Innovation Properties Limited 12283278 London and Henley (UK) Limited 03576158
BL Intermediate Holding Company 2 Limited 12462158 Meadowhall Centre Limited 03918066
BL Mewport Limited Q4967720 Maadowhall Centre (1929) Limited 022617
BL Office Holding Company Limited 05995028 Moorage (Property Developments) Limited On85513
BL Office Properties 3 Limited 14103029 Osnaburgh Street Limited 05886735
BL Office (Nen-City) Holding Company Limited 06002133 Paddington 5KS GP Limited 13843749
Bl. Osnaburgh St Residential Limited 06874523 Paddington 5KS Holdings Limited 13842365
BL Paddington Holding Company 2 Limited 1N863746 Paddington 5KS Nomineea 1 Limited 13843833
BL Paddington Froperty 1 Limited 863429 Paddington 5KS Nominee 2 Limited 13843828
BL Paddington Property 2 Limited 11863540 Pillar City Limited Q4091078
BL FPaddington Property 3 Limited 1863747 Pillar Projects Limited 02444288
BL Paddington Property 4 Limited 11863835 Pillar Property Group Limited 02570618
BL Piccadilly Residential Limited Q8707434 Plymouth Retall Limited 10368557
BL Residual Holding Company Limited 05895030 Project Sunrise Limited . 01588407
BL Retall Holding Company Limited 05295033
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27 Audit exemptions taken for subsidiaries continued

Entity Name qurpany Number En_;'\ty Name . Company MNurmber
Regent’s Place Holding 1 Limited 11864369 TBL Properties Limited 03863190
Regent's Place Holding 2 Limited N8&64307 Teessicle Leisure Park Limited 02672136
Regent’s Place Holding Company Limited 10068705 Topside Street Limited 1253428
Regents Place Management Company Limited 07136724 Wates City of London Properties Limited 01788526

TBL Holdings Limited 0383731

The following partnerships are exempt from the requirements to prepare, publish and have audited indiidual accounts by virtue
of regulation 7 of The Partnerships (Accounts) Regulations 2008. The results of these partnerships are consolidated within these
Group accounts,

Name Name

BL Chess No 1 Limited Partnership Hercford Shoppi_ﬁéj Centre Limited Partnership T
BL Lancaster Limited Partnership Paddington 5KS Investment Limited Partnership

BL Shoreditch Limited Partnership Paddington BKS 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 cont/inued

Company Balance Sheet

As at 31 March 2023

e [ o MNote
Fixed assets

Investments and loans to subsidiaries

Investments in joint ventures

Other investments

interest rate and currency derivative assets

Current assets

Debtars G
Cash and cash equivalents =
Current liabilities

Short term borrowings and overdrafts E
Creditors H

Amounts due to subsidiaries

Net current liabilities

Total assets less current liabilities

MNon-current liabilities

Debentures and loans E

Lease liabilities
Deferred tax habilhities

Interest rate and currency derivative habilibes E

assets

Equity

Called up share capital
Share premium

Other reserves
Merger reserve
Retained earnings
Total equity

mQQo

2023
Em

23,140
m

30

142
23,423

24

o4
(96)

06,269
5,469)

" (15,445)

..8078

Q,865)
(25)
{4

(1,961)

5017

234
1,308
(5)
213
3,267
5,017

&7y

2022
£m
33140
ne
34
96

133,386

29
41

(203
85

. (26513)

(26,818)
(26,577)

6809

(2,249)
(25)
(96)

(2,370)

The profit after taxation for the year ended 31 March 2023 for the Company was £791m (2021/22: £726m profit).

Tim Score Bhavesh Mistry
Chairman Chief Financia! 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

Trne British Land Company PLC 00621920

T Thrafitand
Share Share Qther Merger fel13 Total
capital prerrium reserves reserve account equity
Lo e M fm . fm . Em_ €M £m_
Balance at 1 Apell 2022 S 234 1,307 (5 213 2,690 4,439
Shares issued in the year - 1 - - - 1
Dividend paid - - - - (215) (215)
Fair value of share and share option awards - - - - 1 1
Profit for the year after taxation Tt _T__.™ % 9
Balan c s _ 234 1,308 O D 5,267 5017
Balance at 1 April 2027 234 1,307 () 213 218 3867
Dividend paid - - - - 57) (157
Fair value of share and share option awards - - - - 3 3
Profit for the year after taxation - e - 726 726
Balance at 31 March 2022 i 234 1,307 (5) 213 2,690 4,439
The value of distriputable reserves within the profit and loss account is £2,177m (2021/22: £1,399m) (unaudited). An explanation
of how distributable reserves are determined, and any limitations, 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 Fnancial statements for the year ended 31 March 2023 have been prepared on the histarical cost basis, except for the
revatuation of derivatives which are measured at fair value. These financial statements have been prepared in accordance with the
Companies Act 2006 as applicable to companies using Financial Reporting Standard 101 Reduced Disclosure Framework (‘FRS 1071).

The financial staterments apply the recognition, measurement and presentation requirements of UK-adopted International
Accounting Standards in conformity with the requirements of the Companies Act 2008, but make amendmeants 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 balow,

The Company has taken advantage of the exemption under $.408 Companies Act 2006, to prepare an individual profit and loss
account where Group accounts are prepared.

The Company has taken advantage of the following disciosure exemptions under FRS 101

(a) the requirements of 1AS 1 'Presentation of Financial Statemants’ to provide a statement of cash flows for the pericd;
(b) the requirements of IAS 1to provide a statement of compliance with IFRS;

(¢} the requirements of 1AS 1 to disclose information on the management of capital;

(d) the requirements of paragraphs 30 and 31 of 1AS 8 ‘Accounting Policies, Changes in Accounting Estimates and Errors’ to disclose
new IFRSs that have been issued but are not yet effective;

(&) the requirements in 1AS 24 'Related Party Disclosures’ to disciese related party transactions entered into between two or more
members of a group. provided that any subsichary which is a party to the transaction is wholly owned by such a member;

(f) the requirements of paragraph 17 of |AS 24 ‘Related Party Disclosures' to disclose key management personnel compensation,
(@) the reguirements of IFRS 7 'Financial instruments: Disclosures' to disclose finanaal instruments; and

(h) the requirements of paragraphs 91-99 of IFRS 13 'Fair Value Measurement’ to disclose information of fair value valuation
techniques and inputs

MNew standards effective for the current accounting period do not have a matenal impact on the financial statements of the
Company. The two IFRIC Agenda Decisions 1ssued in respect of rental concessions and tenant deposits (as disclosed in Note 1 of
the consolidated financial statements), have had no material impact upon the financial statements of the Company. The accounting
policies used are otherwise consistent with those contained in the Company’s financial 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 going concern basis. The balance sheet shows that the Company is in a net current
liability position. This results from loans due to subsidiaries of £16,269m which are repayable on demand and therefore classified

as current llablities. These liabilities are not due to external counterparties and there is no expectation or intention that these loans
will be repaid within the next 12 months. The net current tiability position also results 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 Diractors
with camfort that the Corapany will be abla to meet these current liabilities as they fali due. As a consequence of this, the Directors
feel that the Company is welt placed to manage its business risks successfully despite the current economic climate. Accordingly,
they believe the going concern basis is an appropriate one. See the full assessment of preparation on a going concern basis in the
corporata governance section on page 8.

Investments and loans

Investments in and {cans to subsidiaries and joint ventures are stated at cost less any impairment. Impairment of loans is calculated
in accordance with IFRS 8 *Financial Instruments’. Impairment of investments is calculated in accordance with IAS 36 ‘Impairment of
Assets’. Further detail is prowvided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertainty reiates to the Company's investments in and loans to subsidiaries and joint ventures. In
estimating the requirement for impairment of investments, 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
properties 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 consolidated 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 investments held by subsidiaries 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 considered 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 assurnption takes into account historical analysis and future expectations prevalent at the balance sheet date. As a
result, the expected cradit loss is considered to be equal to the excess of the Company's interest in a subsidiary or joint venture in
excess of the subsidiary or joint venture's fair value.

The Directors do not consider there to be any critical accounting judgements in the preparation of the Company’s financial staterments.

Distributable reserves

Included in the retained earnings the Company had distributable reserves of £2,777m as at 31 March 2023 (2021/22' £1,399m)
(unaudited). When making a distribution to sharehoiders, 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 Charterad Accountants in
England and Wales and the Institute of Chartered Accountants of Scotland in April 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 income and dividends from subsidiaries. The availability of distributable reservesin the
Company is dependent on those dividends meeting the definition of qualifying consideration within the guidance and on avaitable
cash resources of the Group and other accessible 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 inciuded in Note 19 of the consolidated financial statements.

(C) Employee information

Employee costs include 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. Details of the number of employees of the Company are disclosed in Note 8 of the consolidated financial statements. Audit fees
in relation to the parent Company only were £0.5m (2021/22: £0.5m).
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Notes to the Accounts continued

The British Land Company PLC 00621920

(D) Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Sharcs in -Loans ta  Investmaents @ Other

subsidiares subsiq aries Jint ventures  inwestments Tatat
el _Emo _em o Emo o Emo o Em
At1Apn! 2022 B S N N B 12,270 13,870 16 34 33,280
Additions - 1,189 31 2 1,222
Disposals - (2,338) - @) (2,340
Capital distributions (2,847 - - {9,847}
Armortisation - - - 4 (4)
Reversal of (provision for) fmpairment . 354y 0 1350 (EC N - _960
As at 31 March 2023 S B B i 9,069 14,071 m 30 23,281

The historical cost of shares in subsidiaries is £9,723m (2021/22: £13,570m}. The historical cost of investments in joint ventures is
£502m (2021/22: £471m) net of provision for impairment of £391m (2021/22: £356m) and includes £110m (2021/22: £115m) of loans
to joint venturas by the Company. Results of the joint ventures are set out in Note 1 of the consolidated financial statemaents. The

historicat cost of other investments is E70m (2021/22: £71m).

In the year, the Company has received capital distributions totalling £9,847m (2021722 £nil) from its subsidiaries following a
corporate simplification and restructuring exercise. This included recapitahising subsidiaries that were previously in a net liabulity
position 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 lossas 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 orloss. 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 I1AS 36, IFRS 9 and its accounting policy.

(E) Net debt

“oms”

2022
£€m £
Secured on the assets of the Company
5.264% First Mortgage Debenture Bonds 2035 325 347
5.0055% First Mortgage Amortising Debentures 2038 86 88
5.357% First Mertgage Debenture Bonds 2028 B 2'!8 227
_ 63 662
Unsecured '
4.766% Senior US Dollar Notes 2023 105 o
5.003% Senior US Dotlar Nates 2028 55 66
3.81% Senior Notes 2026 97 102
3.97% Senicr Notes 2026 97 103
2.375% Sterling Unsecured Bond 2029 299 298
4.16% Senior US Dollar Notes 2025 78 77
2.67% Senior Notes 2025 38 37
2.75% Senior Notes 2026 I8 37
Floating Rate Senior Notes 2028 BO 80
Floating Rate Senior Notes 2034 11 102
Facilities and averdrafts 342 804
[, ~ . ] e _ _ I _ o _. . 340 1607
Gross debt S _ . .. . _ o _ . . sy 2269
Interest rate and currency derivative liabilities 67 96
interest rate and currency derivative assets 042) 96
Cash and cash equivalents - ; o - - oo @29
Net debt T 1,877 2,240

1. Principal and interest on these borrowings were fully hedged inte Sterling at a floating rate at the time of 1ssue,
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(E) Net debt continued
Maturity analysis of net debt
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2023 2022
R R L e . Em £m
Repayable within one yeoar and on demand o4 20
between: cne and two years 6 ™o
two and five years 589 854
five and ten years 386 659
ten and fifteen years 484 485
fifteen and twenty years - 150
1,865 2,249
Gross debt 1,969 2,269
interest rate and currency derivatives {75) -
Cash and cash equivalents Qa7 (29)
Net debt 1,877 2,240
(F) Pension
The British Land Group of Companies Pensian Scheme and the Defined Contribution Pensicn Scheme are the principal pension
schemes of the Company and details are set out in Note 9 of the consolidated financial statements.
(G) Debtors
T - - 2025 T2077
e L - —_— L - om __Em
Trade and other debtors 5 6
Prepayments and accrued income - 1
Corporationtax e o 2 5
7 12

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £nil (2021/22: £2m). The
provision for impairment is calculated as an expected credit loss on frade and other debters in accordance with {FRS 9.

(H) Creditors

T TZez

2023

e o . R I Em 777”7@\77
Trade creditors is 20
Other taxation and social security 21 23
Accruais and deferred income e . ...3® 42
o 96 85

{I) Share capital
T T T T - Ordinary‘ shares
£m _o_f_'sz sach

issued, called and fully paid

At 1 April 2022 234 938,109,433
Share issues o o o - - 225,544
At 31 March 2023 T 234 938,534,977
- - T T T Drdinary shares
£m of 25p each

Issued, called and fully paid
At April 2021 234 937,981,992
Share issues e B - 127,441
At 31 March 2022 234 938109,433
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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 1n the ordinary course of
business. It is not anticipated that any maternal liabilities witl
arise from the contingent liabilities.

At 31 March 2023, the Company has Enil of capital commitrments
(2021/22: £nil).

Related party transactions are the same for the Company as
for the Group. For details refer to Note 23 of the consolidated
financial staterments
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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 consolidated financial results.

Unless otherwise stated, the Company holds 100% of the voting
rights and beaneficial interests i the shares of the following
subsidlaries, partnerships, associates and joint ventures. Unless
atherwise 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 ctherwise stated.

The Company holds the majority of its assets 1n 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 W1TH 7LX,

1 47 Esplanade, 5t Helier, Jorsey JE1 OBD

2 44 Fsplanade, St Helier, Jersey JE10OBD.

3 540 Herengracht, 1017CG, Amsterdam, Netherlands.
4, St Halen's, 1 Undershaft, London £EC3P 30Q

Companies undergomng figudation.



(K} Disclosures relating to subsidiary

undertakings continued
Direct holdings

Ccmpany Narme

BL Biuebutton 2014 Limited

BL Dawidson Limited

BL BEuropean Fund Management LLP

BL Intermediate Holding Company Limited
BL Intermediate Holding Company 2 Limited
BL Shoreditch Development Lirnited
Biuebutton Property Management UK
Limited (5C% interest)

Boldswitch (No 1) Limited

Boldswitch Limited

British Land Company Secretarial Limited
British Land Properties Limited

British Land Real Estate Limited

British Land Securities Limited

Broadgate Estates Limited

Linestair Limited

London and Henley Heldings Limited
Meadawhall Pensions Scheme

Trustee Limited

MSC Property Intermediate Holdings Limited
(50% interest)

Regis Property Holdings Limited

T UK/Overscas Tax
Resicdent Status

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rasident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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 i and Company PLC 00621320

indirect holdings

Company Name

1& 4 &7 Triton Limited

10 Brock Street Limited

10 Triton Street Limited

17-19 Bedford Street Limited

18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Triton Street Limited

338 Euston Road Limited

350 Euston Road Limited

39 Victoria Streot Limited

Adamant Investment Corporation Limited
Aldgate Place (GP) Limited
Aldgate Land One Limited

Aldgate Land Two Limited
Ashband Uimited

B.L. Holdings Limited

B.LCT. 126973 Limited (Jersey)!
Barnclass Limited

Barndrili Limited

Bayeast Property Co Limited

BF Propco (No 3) Limited

BF Fropco (No 5) Limited

BF Properties (No 4) Limited

BF Properties (No 5) Limited
Birstall Co-Ownership Trust
(Member interest) (41.25% interest)
BL 5KS Holdings Limited

BL 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
BL 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 CW Upper GP Company Limited
(50% interest)

BL CW Upper Limited Partnership
(Partnership interest) (50% interest)
BL CW Upper LP Company Limited
BL CW Trading GP Company Limited
(50% interast)

BL CW Trading Limited Partnership
(Partnership inferest) (50% interest)
BL Department Stores Holding
Company Limited

BL Dconcaster Wheatley Limited

BL Drummond Properties Limited
BL Ealing Limited

BL Ealing Holding Company Limited

"~ UK/Qverscas Tax
Rosxdgnt 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
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Reswdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

cempany Nae .
Bl Eden Walk Limited

Bl European Holdings Limited
BL Euston Tower Haolding Company Limited
BL Fixed Uplift Fund Limited Partnership
(Partnership interest)

BL Fixed Uplift General Partner Limited
BL Fixed Uphft Nominee 7T Limited

8L Fixed Uphft Nominee 2 Limited

BL. Goodman (General Partner) Limited
(50% interest)

BL Geodman Limited Partnership

(50% interest)

BlL. Goodman (LP) Limited

BL HB Investments Limited

BL HC (DSCH) Limited

BL HC (DSCLY) Limited

BL HC Doliview Limited

BL HC Hampshire PH LLP (Maember interest)
BL HC Health And Fitness Holdings Limited
BL. HC invic Leisure Limited

BL HC PH CRG LLP (Member interest)
BL HC PH LLP (Member interast)

BL HC PH No 1 LLP (Member interest)
BL HC PH Neo 2 LLP (Member interest)
BLL HC PH No 3 LLP (Member interast)
BL HC Property Holdings Limited

BL Health Clubs PH No 1 Limited

BL Health Clubs PH No 2 Limited

Bl High Street and Shopping Centres
Holding Company Limited

BL Holdings 2010 Limited

BL Inpnovation Properties Limited

BL Innpvation Properties 2 Limited

Bt Lancaster Investments Limited

Bi Lancaster Limited Partnership
(Partnership interest)

BL Leisure and !ndustrial Holding
Company Limited

Bl Logistics Invesiment Limited

BL Logistics Investment 2 Limited

BL Logistics Investment 3 Limited

8L Meadowhal! Hoidings Limited

Bl. Meadowhall Limited

BL Newport Lunited

BL Office Properties 1 Limited

BL Office Properties 2 L.imited

BL Office Properties 3 Limited

BL Offices GP Limited

Bl Qffice (Non-City) Holding

Caompany Limited

Bl Office Holding Company Limited

Bi{ Osnaburgh St Residential Ltd

BL Paddington Holding Company 1Limited
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 Piccadilly Residential Limited

BL Residual Holding Company Limited

236

UK/ Overseas Tax
Resdent 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 Resjdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
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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Compapy Mame .

BL Retall Holding Company Limited
BL Retal! Indirect Investrments Limited
Bt 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
Company Limited

BL Salnsbury Superstores Limited
(50% interest)*

Bl Shoreditch General Partner Limited
8L Shoreditch Limited Partnership
(Partnership interest)

BL Shoreditch No. 1 Limited

BL. Shoreditch No. 2 Limited

BL South Camb Limited

BL Superstores Holding Company Limited
BL Thanet Limited

BL Triton Building Residential Limited
Bi Tunbridge Wells Limited

BL Unitholder Mo. 1 {J} Limited (Jersey)

BL Unitholder No. 2 (J) Limited (Jersey)'

BL Universal Limited

BL West (Watling House) Limited

BL Waest End Investments Limited

BL West End Offices Limited Partnership
8L West End Offices Limited (25% interest)
BL Whiteley Limited

Bl Whiteley Retail Limited

BL Woolwich Limited

BL Woolwich Nominee 1 Limited

BL Woolwich Nominee 2 Limited
Blackwall (1)

BLD (A) Limited

BLD (Ebury Gate) Limited

BLD (50 Lirmited

ELD Property Holdings Limited

BLSSP (PHC 5) Limited

BLU Estates Limited

BLU Property Management Limited

BLU Secunties 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 Retall Limited
British Land Industrial Limited

British Land Investment

Management Limited

British Land Offices (Mon-City) Limited
British Land Offices (Nen-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

U K,’Ovorsa;as Tax
Resdent 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
Owverseas 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 Rasident
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 Residant
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident



Company Name o
Broadgate Adjoining 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

Chaster Limited’

Chrisilu 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

Ceepdale Co-Ownership Trust

{50% interest)

Drake Circus Centre Limited

Drake Circus Leisure Limited

Crake Property Maldings Limited

Drake Property Nominee (No. 1) Limited
Drake Property Nominee (Neo. 2) Limited
Eden Walk Shopping Centre General Partner
Limited (50% interest)

Eden Walk Shopping Centre Unit Trust?
(50% interest) (Jersey) (Units)2

Etk MiHl Cldham Limited

Euston Tower Limited

Finsbury Square BV®

Fort Kinnaird GP Limited (50% interest)
Fort Kinnairg Limited Partnership

(50% interest)

Fort Kinnaird Nominee Limited

{50% interest)

FRP Group Limited

Garamead Properties Limited

Gibraltar Gengral 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 Oid Market Limited
Hereford Shopping Centre GP Limited

UK/Ovarseas Tax
Resicent Status

" UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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 Residant
UK Tax Resident

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
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 Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
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Company Namg:_

UK /Overseas Tax
Res.dent Sraws

Hereford Shopping Centre Limited
Partnership
HUT Investments Limited (Jersey)’'

Industrial Real Estate Limited
Insistmetal 2 Lirnited

Ivorydell Limited

Lancaster General Partner Limited
London and Henley (UK} Limited
lLonebridge UK Limited

Longford Street Residential Limited
Ludgate Investment Holdings Limited
Mayfair Properties

Mayflower Retail Park Basildon Limited
Meoadowha!l Centre (1299) Limited
Meadowhall Centre Limited
Meadowhali Centre Pension Scheme
Trustees Limited

Meadowhall Estates (UK) Limited
Meadowhall Group (MLP) Limited
Meadowhall Holdings Limited
Meadowhall Opportunities

Nominee 1 Limited

Meadowhall Opportunities

Nominee 2 Limited

Mercari

Mercart Holdings Limited

Moorage (Property Developments) Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

QOrbital Shopping Park Swindon Limited
Osnaburgh Street Limited
Paddington 2KS investments Limited
Paddington 5KS GP Limited
Paddington 5KS Holdings Limited
Paddington 5KS nvestmant Limited
Partnership (50% interest)
Paddington 5KS Nominee 1 Limited
Paddington 5KS Nominge 2 bimited
Paddington 5KS Holding Unit Trust
(Jersey) (Units)

Paddington 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

Pilar (Dartford) Limited

Pillar (Futham) Limited

Pillar City Limited

Pillar Dartford No Limited

Piilar Denton Limited

Pillar Furope Management Linuted
Pillar Hercutes No.2 Limited

Piilar Nugent Limited

Pillar Projects Limited

Pillar Property Group Limited
PiilarStore Limitad
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"7 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 Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident .
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
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Company Name
Phymouth Retail Limited

Power Court GP Limited

Powear Court Luton Limited Partnership
(Partnership interest)

Project Sunrise Limited

Reading Gate Retail Park Co-Qwnership
(Member interest) (5Q% interest)
Regent's Place Holding 1 Limited
Regent's Place Holding 2 Limited
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% interast)®

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

T8L Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited {51% interest)
The Aldgate Place Limited Partnership
(Partnership interest)

The Dartford Partnership (Member interest)
{50% interest)

The Gibraltar Limited Partnership
(Partnership interest) (50% interest)

The Hercules Property Limited Partnership
(Partnership)

The Leadenhalt Development Company
Limited (50% interest)

The Mary Street Estate Limited

The Whiteley Co-Ownership (Member
interest) (50% interest)

Thurrock Retail Park Unit Trust'

Tollgate Centre Colchester Limited

Topside Street Limited

Tweed Premier 4 Limited

Union Property Corporation Limited

Union Property Holdings (Laondon) Limited
United Kingdom Property Company Limited
Valentine Co-ownership Trust (Member
interest) (50% interest)

Valentine Unit Trust (Jersey) (Uruts)|

Wates City of London Properties Limited

Westbourne Terrace Partnership
(Partnership interest)
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UK/ Overseas Tax
_Resicent Status

"UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resjdent
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rasident

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

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Cverseas Tax
Resident

UK Tax Resident
UK Tax Resident
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Whiteley Shopping Centre Unit Trust

(Jersay) (Units)

WOQOSC GP Limited (25% interest)
WOQOSC Partners LP (Partnership interest)

(25% interest)

UK/Overseas Tax
Reosidens Status
Overseas Tax
Resident
UK Tax Resident
UK Tax Resident



1ne British Land Company PLT Q0621920

Supplementary disclosures

Unaudited unless 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

The following pro forma information 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.

"Restated’
_.. Yearended 31 March 2023 e Yoar ended 31 March 2022 o
Lass non- Less non-
Joint controlling Preportionally Jont controlling Proportonaily
Group ventures fnterests consolidatad Group ventures intarests  consoiicatod
[ i Em o Em . Em ¢em____Em  Em . Ew  Em_
Gross rental income? k4] 164 (2) 493 347 148 (2 493
Property operating expenses o (28 Qo 1 @Aan 52y  aoy - (68
MNet rental income 303 144 [4))] 4486 295 132 (2 425
Administrative expenses® (88) a)) - €89) (88) H - (89)
Net fees and other income 18 - - Ll 13 - - 13
Ungeared income return 233 143 (1) 375 220 131 2y 349
Net financing charges (60) (50 - _am 6y Mn L - 00
Underlying Profit 173 92 1) 264 165 84 (2) 247
Underlying taxation m - - ) M 4 - - 4
Underlying Profitaftertaxation 172 92 _ _(» _ 263 169 84 @ 25
Valuation movement (see Note 4) (1,365) 642
Other capital and taxation (net)” 74 59
Result attributable to
sharehclders of the Company (1,028) 952

1. Prior year comparatives have been restated for a change in accounting policy in respect of rental concessions. Refer to Note 1 for further inforration.

2. Group gross rental income includes £9m (2021/22: £7my) of all-inclusive rents relating to service charge income and excludes the surrender prarmium payable of
£nil (2021/22: £79rm) within the Capital and other column of the Incame statement

3. Administrative expenses includes £7m (2021/22 £8m) of depreciation and amortisation.

4 Includes cther comprehensive income

Summary balance sheet based on proportional consolidation as at 31 March 2023
The following pro farma information is unaudited and does not form part of the consclidated primary statements or the notes

thereto. It presents the composition of the EPRA NTA of the Group, with its share of the net assets of the joint ventures included on
a line-by-line basis, and exciuding nen-controlling interests, and assuming full dilution.

Rostated'

Mark-to-

markat on Valuation Intangibles EPRA EPRA

Share Less non- derivatives and surplus on and MNTA MTA

of jeint controlling Share related debt Lease trading Deferred 31 March 31 March

Group ventures interests options adjustments liapilities properties tax 2023 2027

Em £m £m £m £m £m £m B £m £m £m

Campusas properties 3,034 2,690 - - - (72) 7 - 5,659 6,976
Retall & Fulfilment properties 2,665 644 (%) - .4, 0 - - 3248 3500
Total properties” 5,699 3,334 3 - - (120) 7 - 8,907 10,476
Investments in joint ventures 2,206 (2,206) - - - - - - - -
Other investments 58 - - - - - - 8) 50 48
Qthet net (liabilities) assets (369) (109) 1 14 - 120 - - (343) (32D
Deferred tax liabilty {4) 2) - - - - - [ - -
Net dett? (2,065} (1,017 m - ICE)) - - - (3327) (3.397)
Netassets 5825 - 03 14 (44 -7 (2 5487 5806
EPRA NTA per share (Nota 2) 588p 730p

1. Prior year comparatives have been restated for a change in accounting policias in respect of rental concassions and tenant deposits, Refer te Mote 1 for
further information.

2 Included within the total proparty value of £8,907m (2021/22 £16,476m) are right-of-use assets net of lease liabilities of £9m (2021/22: £8m), which in
substanca, relate to properties held under leasing agreements. Tha fair values of right-of-use assets are determined by calculating the present value of nat
rental cash flows over the term of the lease agreements.

3 EPRA nat debt of £3127m represents adjusted net debl used in Proportionally consclidated 1. TV and Net Debt to EBITDA calculations of £3,221m (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 movernent

tne British Land Company PLC Q0671920

Restatod
Year ended Year cndead

_ 31March 2033

Pence Pance
e _ I R o _ - — __Em, pershare _ Em  pershare
Opening EPRA NTA 6,806 730 8,080 651
Income return 263 28 251 27
Capital return (1,367) (1473 632 69
Dividend paid I . — 15 @y asn 4N
Closing EPRA NTA 5,487 588 6,806 730
1. Prior year comparatives have been restated for a change in accounting palicies in respect of rental concessions and tenant deposits. Refer to Note 1 for
further infarrmatior.
Table B: EPRA Performance measures
EPRA Performance measures summary table
Restated'
2023 2022
D “Pence - Pence
— - - J— £m  pershare _Em wer share
EPRA Earnings 263 284 234 253
el . Tdited 263 283 o234 252
o e o _ _ Percamtage ___Percentage
EFRA Net Initial Yield 5.1% 4.3%
EPRA topped-up’ Net Initial Yield 5.7% 4.9%
EPRA Vacancy Rate 6.3% 6.2%
EPRA Cost Ratio (including direct vacancy costs) 19.5% 25.6%
EPRA Cost Ratio (excluding direct vacancy costs) 12.6% 16.5%
1 Prior year comparative has been restated for a change in accounting policy in raspect of rental concessions. Refer to Nate 1 for further information
Restatod
2023 2022
77 Net asset T Netasset
value per value per
Mat assets share Net assets share
R . [ N _ . R _Em_ fpence §m _{pence)
EPRA NTA 5,487 588 6,806 730
EPRA NRV 6,029 646 7,438 798
EPRA NDV — R — 5858 606 6577 70§
_ . . N o ~ _ - ‘_e_rcenrt’arga_ Percentage
EPRALTY 39.5% 35.7%

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 infarmation.
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Table B continued
Calculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share (Audited)

Restated!
2023 2022
R e e o o . _ftm Em_
¢Loss) profit attributable to the shareholders of the Company (1,038) 963
Exclude:
Group - current taxation 1 (23
Group - deferred laxation 4 -
Group - valuation movement 798 (4753
Group - foss (profit) on dispesal of investment properties and investments 30 (453
Group - Capital and other surrender premia payable (see Note 3) - 29
Joint ventures - valuation movement {(including result on disposals) (see Note 4) 567 (67>
Joint ventures - Cagpital financing charges (8) 4
Jomnt ventures - deferred taxation - -
Changes in fair value of financial instruments and associated close-out costs (60)
Non-controlling interests in respect of theabove o e o -
Underlying Profit o o L o 247
Group - Underlying cur[erltla_x_@g@ o - o 4
Unde_{fﬂné éarmngs tgaﬂcingdﬂuted o o o ) - 251
Group - Capital and other surrender premia payable (see Note 3y - (29)
Group - reclassification of foreign exchange differences (see Note 63 o o = 12
EPRA Ea{ruE1§§EBaS|c and diluted N o S _ .?83 234
(LOSS) profit attribufable to the shareholders of the Company e e q 03_8_}__ o963
IFRS Earnings - basic and diluted o (1,038) 963
1. Prior year comparatwes have been restated for a cr-ange in accountmg Dohcy in re:,pect of rental concessions, Refer to Note 1 for further mformation
T T T T T oo T 2023 T 2022
Numbaer Number
o o o o m'ﬂ?ﬂ,, meion
Weighted average number of shares 938 938
Adjustment for treasury shares o e L an. o an
IFRS/EPRA/Underlying Welighted average number of shares (basic) e L. %2y 927
Dilutive e':ﬁézt_c-af share options - -
Dilutive effect of ESOP shares S S .3 3
EPRA /Uy &é'r_l"__"_“enghted aw_er_e_age e num ber of sharg_sigl_lluted) S o . __93%0 930
Remove ant Tut effect o o e e . ¢ R
IFRS Wquhted average number of shares (diluted) 927 930
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless ctherwise stated

Table B continued
MNet assets per share (Audited)

Restated'
o028 22
Pence Pence
£m  parshare £m per share
IFRS netassets _ . . _ 582 6768
Deferred tax arising on revaluation movements 6 -
Mark-to-market on derivatives and related debt adjustments (44) 45
Duution effect of share aptions 14 8
Surplus on trading properties 7 8
Intangible assets (8) (9)
Less non-controlling interests ) - B - a0 _ U5 o
EPRANTA — . _ . 5487 588 6806 730
!ntang;blewésse'fs ) ) ) - T T 8 )
Purchasers’ costs o - - s34 828
EEVIVQA”NRV' . ' ‘ ) : S o . 6,029 _ 646 7438 798
Deferred tax érisina on revaluation movements h o %N ) (2)
Purchasers’ costs (534) (623
Mark-to-market on denvatives and related debt adjustments 44 48
Mark-to-market on debt o o 126 ey
gPRANDVY T T T 5,658 606 6577 706

1 Prior year cornparatives have been restated for a change in accounting palicias in respect of rental concessions and tenant deposits Refer to Note 17or
further information.

EPRA NTA is considered to be the most relevant measure for the Group and is now the primary measure of net assets. EPRA NTA
assumes that entities buy and sell assets, thereby crystailising certam fevels of unavoidable deferred 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
oxcluded from EPRA NTA for properties within the REIT regime. Far properties outside of the REIT regime, deferred tax is included
to the extent that it is expected to crystallise, bhased on the Group's track record and tax structuring EPRA NRV refiects what would
be needed to recreate the Group through the investment markets based on its current capital and financing structure. EPRA NDV
reflects shareholders’ value which would be recoverable under a disposal scenario, with deferred tax and financial instruments
recognised at the full extent of their liability.

Ta023 T 2022

Number Nurrber

el . . - . . _ — — . miion - mdlon
Number of shares at year end i 938 933
Adjustment for treasury shares e . . aD
IFRS/EPRA number of shares (basic) _ R o2 87
Dilutive effect of share options ST h N 3 2
Duutive effect of ESOPshares . _. . . .. _ . ._3% __ .2
IFRS/EPRA number of shares (diluted) 933 932
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Table B continued
£PRA Net Initial Yield and ‘topped-up’ Net Initial Yield (Unaudited)

2023 022
[ - S I __&m _ _Em
Investment property - wholly owned 5,582 6,929
Investment property - share of joint ventures 3,316 3,538
Less developments, residential and land - (1,383) - {1,16?_3)
Completed property portfolio 7,535 9,299
Altowance for estimated purchasers’ costs ) 525 672
Gross up completed property portfolio valuation (A) e e . .__..__ 8peo 997
Annualised cash passing rental income 443 457

Property outgoings
Annualised net rents (8 - _
&enf g{biration of r_e_g_tf_r__eﬁ_p_gqﬁ_?nd fixed uplifts‘r B - T
‘Topped;uh’ net annualised rent (C)
EPRA Net Initial Yield (B/A)

EPRA ‘topped-up’ Net Initial Yield (C/A)

@Iudmg ﬁxed/mini_r_n_prq_pﬂ:fts received in lieu of rental ggwth o & 5
Total qabpéd-up’ netrents () - T 469 490
Overall ‘topped-up’ Net Initial Yield (D/A) o B 58%  49%
‘Topped-up’ net annualised rent ' 463 485
ERY vacant space 31 33
Reversions ) (7) 4
Total ERY (E) 487 522
Net Reversionary Yield (E/A) 6.0% 5.2%

1. The weighted average period over which rent-free periods axpite is one year (2021/22: one year).

EPRA Net Initial Yield (NIY) basis of calculation

EPRA NIY is caleulated as the annualised net rent {on a cash flow basis), divided by the gross value of the completed property
portfotio. 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 liability, plus
an estimate by our valuers of agent and legal fees on notional acqguisition. The net rent deduction allowed for property outgoings
is based on cur valuers’ assumptions on future recurring non-recoverable revenue expenditure.

In calculating the EPRA ‘topped-up’ NIY, the annualised net rent is increased by the total contracted rent from expiry of rent-free
periods and future contracted rental uplifts where defined as not in lieu of growth. Qverall ‘topped-up’ NIY is calculated by adding
any other contracted future uplift to the topped-up’ net annuaiised rent,

The net reversionary yield Is calculated by dividing the total estimated rental value (ERV) for the completed property portfolio,
as determined by our extarnal 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 vacancy Rate is calculated as the ERV of the unrented, lettable space as a propoertion of the total rental value of the
completed property portfolio.

31 March‘ ___STIJ‘arch

2023 2027

e . e e Em £m

Annualised potential rental value of vacant premises 3 33
Annualised potential rental value for the completed property portfolio 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 is included within the
Strategic Report (page 7).

EPRA Cost Ratios (Unaudited)

Restated’
2023 2022
[ [P [ R, LEm o ET
Property operating expenses o 27 52
Administrative expenses 88 838
Share of jeint ventures expenses 21 7
Less: Performance and management fees (from joint ventures) (13) (9
Net other fees and commissions (5) 4
_ Ground rent costs and operating expen de factoincluded inrents - (28  (2H
EPRA Costs (including direct vacancy costs) (A) 20 19
Direct vacancy costs 7 ) o o 32) a2
EPRA Costs (excluding direct vacancy costs) (B) ’ 58 77
Gross Rental income less ground rent costs and operating expenses de facto included in rents 294 325
Share of joint ventures (GR! less ground rent costs) o e g 140
Total Gross rental income less ground rent costs (C) 462 465
EPRA Cost Ratio (including direct vacancy costs) (A/C) 19.5% 25.6%
EPRA Cost Ratio (excluding direct vacancy costs) (B/C) 12.6% 16.5%
Impairment of tenant debtors, tenant incentives and accrued income (D) (6) M
Adjusted EPRA Cost Ratio (including direct vacancy costs and excluding impairment of tenant debtors,
accrued income, tenant incentives and contracted rent increases) (A-D)/C 20.8% 25.8%
Adjusted EPRA Cost Ratio (excluding direct vacancy costs and excluding impairment of tenant debtors,
accrued income, tenant incentives and contracted rent increases) (B-Dy/c 1B8%  68%
Overhead and operating expenses capitalised (including share of joint ventures) o 10 7

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

In the current year, emplayee costs in relation to staff time on development projects have been capitalised into the base cost of
reievant development assets. In addition to the standard EPRA Cost Ratios (both including and excluding direct vacancy costs),
adjusted versions of these ratios have also been presented which 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)

Rent receivable®

Spreading of tenant incentives and contracted rent increases

Surrender premia

Gross rental income

Theo British Land Company PLC 00621920

2023
£m

463
27
3

Rostated'
2022
£m

479
1

3

493

1, Prior year cormparatives have been restated for a change in accounting policy in respect of rental concessions, Refer to Note 1 for further infermation

2. Group gross rental income includes £9m (2021/22: £7m} of all-inclusive rents relating to service charge income.

The current and prior year information is presented on a proportionally consolidated basis, excluding non-controlling interests.

Table D: Property related capital expenditure (Unaudited)

Year ended 31 March 2023

Acquisitions
Development

Investment properties

Incremental lettable space

No incremental lettable space

Tenant incentives

Other material non-allocated types of expenditure
Capitalised interest o
v related capital expenditure
om accrual to cash basis -
Total property refated capital expenditure on cash basis

Joint

Group vantures

Em £m

158 -

156 106

60 26

2 1

3 3

w0 3.
...589 139

Tso @

339 133

528 i

58

"472

Total
£rmn

158
262

86
z
6

13

Year ended 31 March 2022

Group
£m

596
175

1
12
21

2
13

42

855

Joiint
ventures
£m

24
33

e
92

Tetal
Erm

630
208

The above is presented on a proportionally consolidated basis, excluding non-controlling interests and business combinations. The
'‘Other material nen-allocated types of expenditure’ catedory contains capitalised staff costs of £6m {(2021/22: £5m).

Table E: EPRA LTV (Unaudited)

Year ended 31 March 2023

Proportionately

" ear ended 31 March 2022
Proportionately

consolidated consolidated
Share Non- Share Nwon-
of Joint controlling of Jamt  contrelling
Group Vertures Interests Tatak Group Ventures Intores:s Tata:
£m £m £m £m Ew . £m __Em o Em
Include:
Gross debt 2,250 1,198 - 3,448 2,562 1,088 - 3648
MNet payables 2n 83 - 364 267 o7 - 358
Exclude:
Cash and cash equivalents Q25 Q52) 1 276) Aam aan 1 (251
EPRA Net Debt (A) 2,396 1139 1 3,536 2712 1042 1 3755
Include:
Property portfolio valuation 5,595 3,316 {13) 8,898 6944 3538 (5) 10,467
Other financial assets 50 - - 50 32 - - 32
Intangibles . 8 - - - A -9
EPRA Total Property Value (B) 5,653 3,316 (13) 8,856 6,885 3,538 (5> 10,508
EPRA LTV (A/B) 42 4% 39.5% 38.8% 35.7%
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OTHER INFORMATION (UNAUDITED)

Data includes Group’s share of Joint Ventures

FY23 rent collection

The British Lano Company PiL C 00621920

Rent dus between 25 March 2022 and 24 March 2025 " ofaces _ Retad - Toral
Received 100% 98% 99%
Outstanding Q% 2%
Total 100% 100% 100%
£187m £260m £447m
March quarter 2023 rent collection
Rent dus between 25 March 2023 and 9 May 2023 e COffces CRetal  Tows
Received 99% 91% 95%
Cutstanding B 1% 9% 5%
Total 100% 100% 100%
£44m £51m £95m
Purchases
i e T B Prica Price Annuaiisod
(100%) (3L Share) Net Ronts
S,ch,] AP,”'EQ,Z,,ZL o Sector £rn [Vm - EnL
Completed
DS, Cambridge Retail Parks 7 7 1
Solartron Retait Park Retail Parks 35 35 3
Capitel Retail Park Retail Parks 51 51 5
Waestwood Retail Park, Thanet Retail Parks 55 55 4
Mandela Way, Southwark London Urban Logistics 22 22 -
Peterhouse Extension, Cambridge Cffice 25 25 -
South Trumpington Land Cifice 8 8 -
Total ] o 203 203 13
1. British Land sharc of annualised rent togped uo for rent froes
Sales
o Price Pream Annualises
; 100%) 3L Share) Mot Rents
1 SwcelAprizozs S Sector £rr £m [
Completed
Debanhams Chester Other Retail 1 1 -
Deepdale Shopping Park, Preston Retail Park 61 Ky| 2
Debenhams, Cardiff Other Retail 3 3 -
Paddington Central {75% sale) Campuseas 939 594 27
Exchanged
126-134 Baker Street? Office 17 17 1
Total R B 1,021 746 30

1. Britrsh Lard share of annualisad rent tooped uo for rent frees
2. Excranged ana completed post pernod end
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Portfolio Valuation by Sector

1 me Britisn Land Company PLC 00621920

" Change |

Group Joint ventures Totel T T
AUSTMarch 2023 em T B L . <
West End o - 2208 330 2,538 (2.5) m.z (11.3)
City 494 2,072 2,066 (3.6) (1.8 (14.8)
Canada Water & other Campuses 171 285 456 (1.6) (16.2) (17.4)
Residential’ j=10] - 90 13.2 (M.2) 0.8
Campuses R 2,963 2687 5650 _(27) me 03D
Retail Parks T B 1800 176 1976 3.7 6.9 (10.2)
Shopping Centre 309 437 746 2.0 (5.6) (7.6)
London Urban Logistics 258 [ 263 (6.0) {19.3) (24.2)
Glher Retail 252 1 263 (4.2} (6D 9.7
Retail & London Urban Logistics . 2,613 625 3,248 3.6y @GN (9.9
Total — 5582 3316 8,898 (300 (o4 q2.3)
Standing Investments T 4,745 " 2,798 7,543 €3.2) 9.4y 1.7)
Developments 837 518 1,355 (1.5) (15.5) {15.7)
On a proportionally consolidatea basis including the Group's share of joint ventures and excluding non-controtling interests
1 Valuation movement dunng the penod (after tawving account of capital expenditure) of prooerties held at the balance snoet date. including developments

{cdassified by end usc), purchases and saics

2. Standalone residential
Gross Rental Income!
- - S | zmonthsto 1March 2093 | Annuaisedssot SiMarch2023 © C
£ccunting Basis £m el e Group __ Jont ventures oo Jetal Group _ Jowt ventures - Total
West End 89 23 1z 85 15 100
City 15 80 105 15 93 108
Other Campuses n 3 14 ] 3 12
Residential? - - - - - -
Campuses o 1s e 231 109 oom 220
Retail Parks o I 1) 16 155 137 14 151
Shopping Centre 40 40 80 39 4 80
London Urban Logistics 7 - 7 8 - 8
Other Retail 19 1 20 20 1 21
Retail & London Urban Logistics 205 57 262 204 b8 260
Totai T T 320 173 483 313 167 480

On g proportionally consolidated basis including the Grouo’s snare of joint yentures and excluging non-contralling interosts
1. Gross rental income will differ from annualised valuation rents duo to accounting adjustments for fixed & minimum contracted rental uplifts ana lease incentives

2 Standalone residental
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OTHER INFORMATION (UNAUDITED) continued

Portfolio Net Yields'

As ot 31 Mareh 2023 EpRA ret  ESRA opped Overad topoed  Netegaivaien: Mot equivalent et ERV Growdh

Intal ylela up net Intal up net nit-al yeld yicld reversionary %2

S v yieid % movermnent yig'a
[ _ . R LR L s B

West End 33 4.4 4.4 5.0 72 5.4 4.0
City 4.0 4.8 4.8 5.0 €9 55 13
Other Campuses 5.3 53 57 9.5 43 6.2 (Q.2)
Campuses S 3.7 46 46 50 70 55 26
Retall Parks 7o 74 7.5 es 7N 6.6 2.8
Shopping Centre 7.9 83 8.5 7.9 39 7.8 12
London Urban Logistics 3.2 32 33 4.6 187 4.9 294
Other Retail 6.8 71 7.3 7.0 75 6.4 (0.3
Retail & London Urban Logistics o 63 73 74 6B 72 &8 30
Total T T ‘51~ 57 5.8 5.8 71 6.0 2.8

On a proportionalty consohdated basis including the Graup’s snare of jont ventures and excluding non-controliing intorests
Residential consists of only dovaloomants and ground rants, thercby excludad fram yieid analysis
Including notional purchaser’s costs
. Excluding commtted developmants, assets held for development and residontial assets
. Inclyding rent contractea from expiry of rent-free periods and fixea upbfts not1n kwu of rental growth
. Including fixed/minimum uplifts (excluded from EPRA defimtion)
As calcufated by MSC!

h bt

Total Property Return (as calculated by MSCH)

12 months to 31 March 2023 _ Coftees - Retd o Tow

s . . . shlane’  MSCI Briish Lane’ | M50 Brinshtend  MSOH
Capita!l Return 14.2) (15.3) [QIRD] 2.7) a3 n 61
- ERV Growth 26 1.6 30 0.4 2.8 35
- Yield Movement’ 70 bps 104 bps 72 bps 67 ops 71 bps 109 bps
Income Return - 3 27 36 68 54 4 Al
Total Property Return £1.9) 12.3) (5.0) (7.9) (9.5)  (12.6)

On a oroporticnally censolidated basis including the Groug's share of joint ventures and excluding non-contralling interasts
1. MNet cauivalent yigld movemant
2. British Land Qffices reflects Camaouses; British | and Ratait reflects Retal & London Urban Logistics
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Top 20 Occupiers by Sector

% al

Retal & L onden

As at 31 March 2023

Urbarn Logistics rent

As at 31 March 2023

Tna Britisn Land Company PLC 006821920

% of
Campusos rent

Retail & Lon@éﬁrﬂljrbén Legistics Campuses o
Next 51 Meta 20.3
Walgreens (Boots) 4.3 dentsu 55
M&S 3.7 Merbert Smith Freehills 3.4
JD Sports 3.2 SEFE Energy 31
Currys Ple 3 Vodafone 2.8
THX (TK Maxx) 2.9 sumitomo Mitsui 2.6
Sainsbury 2.6 Deutsche Bank 2.2
Frasers Group 2.4 Janus Henderson 20
DFS Furniture 2.1 TP ICAP Plc 18
Asda Group 2.0 The Interpublic Group 18
Tesco Pic 2.0 Softbank Group 1.8
Kingfisher 2.0 Reed Smith' 1.7
TGl Friday’s 1.9 Mayer Brown 17
Hutchison Whampoa 1.8 Mimecast Pic 15
Homebase 1.4 Milbank LLP 15
Primark 1.4 Credit Agricole 1.4
River island 1.4 Accor 13
Pets at Home 1.3 Monzo Bank 13
Wilkinsan 1.2 Visa International 1.2
HaMm ... ...._____. 1o Dimensional Fund Advisors 10
Total top 20 46.8 Total top 20 59.9
1 Takinginto account therr pre-lat of H4.000 sa ft at Morton Folgate, % contracted rent would rise to 3.7%.
Major Holdings
T o D BL Share - 77;.]’&" Ren: (0CG0%) Occu‘pa‘ngy -__-_“_"_::..E-r;S-E’
As al 31 March 2023 o B o '_OOO EmPa,j,“,  rate f/g)d V\Qng}h wrs
Broadgate 50 4,468 192 94.9 6.0
Regent’s Place jlo]le] 1,740 83 96.0 89
Paddington Central 25 958 13 994 8.5
Maadowhall, Shetfield 100 589 15 991 2.2
Glasgow Fort, Glasgow 100 510 17 99.9 5.1
Teesside, Stockton 100 198 7 100.0 6.1
Hannah Close, Wembley 100 246 4 100.0 2.8
Faling Broadway, London 50 1,500 71 96.8 38
Drake’s Circus, Plymouth 100 1190 17 92.4 5C
Giltbrook, Nottingham 100 540 12 94.9 4.2
1 A-nuahsed EPRA contracted rent including 100% of jaint ventures
2 Includes accommodation under offer or subrect 1o asset management
3. Weightoed average to first break
4 Excludes committea and near to-m develooments
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CTHER INFORMATION (UNAUDITED) continued

Lease Length & Occupancy

The British Ltand Company PLC 20621920

As at_.}'l March 2023 Ta expiry
West End 8.9
City 71
Other Campuses 6.9
Residential? 13.2
Campuses B.O
Retail Parks 6.0
Shopping Centre 55
London Urban Logistics 37
Other Retail 8.0
Retail & London Urban Logistics ~ 5.9
Total 6.8

Average lease length yrs

Qccupancy rate %

TP br_aai_-(__ E:P-R'A Oceupancy OCCUDBV{‘:?)Q‘V ‘
8.3 91.9 968
6.1 924 952
6.0 100.0 100.0

132 100.0 100.0
7.2 92.4 96.2
45 961 98.8
4.2 925 94.1
2.6 99.8 99.8
7.6 95.0 96.4
4.6 851  97.3
57 937 96.7

1. Space allocated to Storey 1s shown as occupied where thore is a Storey tenant in place otnerwise it 1s shown as vacant. Total occupancy for Campuses would rise

from 96 2% to 96 4% If Storeoy space were assumed to be fully let
2. includes accommaodation under offer or suiyect te asset management

3. Where occupiers have entered administration or CVA but are stifl liable for rates, these are treated as cccupied If umits 1n admimistration arc treated as vacant,
then the occuoancy rate for Retail & London Urban Logistics would reducs from 97 3% to 96.8%, and total cecupancy would roduce from 96 7% to 86 4%

4 Standalone residential

Portfolio Weighting

7022 20235 2023
As at 31 Mareh 2023 e 73 o Fm
West End S 345 285 2538
City 273 23.9 2,566
Canada Water & other Campuses 4.1 5.1 456
Residential' 0.7 1.0 S0
Campuses 66.6 63.5 5,650
Retail Parks C202 222 1976
Shopping Centre 7.6 84 746
London Urban Logistics 3.0 30 263
Other Retail 26 29 263
Retail & London Urban Logistics 33.4 36.5 3,248
Total T 100 100 8,898
London Weighting 73% 69% 6,174

On a proportionally consclidated asis including the Group’s sharg of joint venturos and excluding non-controiling interests

1. Stancalone residential
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Annualised Rent & Estimated Rental Value (ERV)

As at 31 March 2023
West End?
City*
Other Campuses
Residential®
Campuses
Retail Parks
Shopping Centre
London Urban Logistics

Other Retail

Retail & Londen Urban Logistics
Total

Annualised ront (valuat.on base)

Group oo ventures

57 15
8 30
6 -
. 81 es
144 14
40 42
7 -
20 B
21 56
292 151

£m’

Tota

82
28
&)
76
158
82
7
20

267

443

Tne British Land Company PLC 00621920

56.1
27.0
55.1
232
261
13.9
14.3
225
30.4

Average rent
£

602
20.3
236

21.2

12.6
203
30.4

On a proportionally consohaated pasis including the group’s sharo of joint vontures and funds, excluding commtted, near term and assets held for development
1 Gross rants plus, whero rent reviews are outskanding, any increases to ERV (as determined by the Group's external valuars), less any ground rents payable under

nead leases, oxcludes contracteg ront subjoct to ront free and
2 Annuahscd rent, alus rent subject to rent free
3 Epsf metrics shown far office space anly
4. Standalone residential

future uplift

Rent Subject to Open Market Rent Review

For year to 31 March T
A_s at __31 Mal_'f:_h 20_23

West End

City

Other Campuses

Residential®
Campuses
Ratail Parks

Shopping Centre

London Urban Logistics

Other Retail

Retail & London Urban Logistics

Total

2024 2025 2026
B . L0,
5 15 )
15 8 27
- 1 -
20 24 36
10 1 8
4 3 2

- 1 -

1 1 1
s s o1
35 40 a7

2024-26
B
29
50

1

80

29

" 2024-28

Em

52
56
1

109

63

72

On a proportionally consohidates basis incleaing the Group's share of joint ventures ang excluding non-controlling interests as well a5 cormmitted, near torm and

assets held for development
1. Standalene residentral
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OTHER INFORMATION (UNAUDITED) continuad

Rent Subject to l.ease Break or Expiry

For year io 31 March
As at 31 March 2023
West End
City

Other Campuses

Residential’

Campuses ]
Retail Parks

Shopping Centre

London Urban Logistics

Other Retail

Retail & London Urban Logistics _

Total I
% of contracted rent

2024
£m

L

10

a4
7i
14

Tee British Lang Company PLC 00621920

TTooove T 202428

_ Err_\_’ _ ___Em
6 26
3 37
- 3
9 86
15 75
13 40
1 5
1 7
- 30 —_—
.
8 B

et

- Eﬂ"‘/
37
43

4

_ B4
109

9
186
270
T 54

On & proporticnally consalidated basis incluaing the Group's share of joint ventures and excluging non-controlling interests as well as committed, noar tesm and

assets held for development
1. standalone residential

is at%] Ma{;ﬁ?@?% B o L Slzctor o
The Priestlay Centre Life Science
Norton Folgate Office

3 Sheidon Square Cifice
Aldgate Place, Phase 2 Residential
1 Broadgate?® Office
Canada Water

Roberts Close (Plot KI13¢ Residential
The Dack Shed (Plot A2)* Mixed use

1-3 Deal Porters Way (Plot AT)* Mixed Use

Tota! Committed

%

100
100
75
100
50

50
50
50

BL Share  100% sG ft

[oleje]

83
335
140
137
544

62
246
270

1,817

Calendar
Year

Q42023

Q4 2023
Q12024
Q2 2024
Q2 2025

Q3 2023
Q4 2024
G4 2024

Current Cost

Value 1o come
Em £Em
24 15
318 93
29 10
86 44
124 188
- 5
26 48
4 85

648 488

T ERV Pro-lot&

£m”

S a5
238
25
64
207

55
36
65.7

under
offgr
£m?
2.0
78
17

13.6

251

" TForecast
IRR
i
14
5
%
6
-

Blended 10

2

7
10

Blended 13

On a proportionally consolidated basis including the Group's share of joint ventures and Funds {except area whicn 15 snown at 100%)

1. From 31 March 2023, Cost to comie excludes notional interest as interest s capitalisea individually on each developmant at our capitalisation rato

2. Estimated headline rental value net of rent pavable under head lnases (excluding tenant incentivess

3 The London Borough of Southwark has caenfirmed they will Aaat be investing In Bhase 1, but retain the aght to participate in tne development of subseguent plots
up to a raximum af 20% with their returns pro-rated accordingly

[N

. Renased IRRs refloct current site values
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Near Term Deve!opment Plpellne

B Share 100% sq i Ferliest Start Current Value Costtocome | EXYV

As at 31 March 202.5 . o Secter % OOO on Site E”,‘, - j[“,, B ,ETL" mPLannmg Status
2 Fmsbury Avenue T offiece T 7 7 w0 747 Q22023 72 410 354 Consented
Peterhouse Extension,

Cambridge life Science 100 96 Q32023 22 50 47 Consented
Verney Road, Southwark London Urban Logistics 160 200 Q4 2023 26 75 7.1 Submitted
Mandela Way, Southwark London Urban Logistics 100 144 Q4 2023 17 53 4.7 Submitted
The Box, Paddington London Urban Logistics 100 121 Q4 2023 42 41 55 Consented
5 Kingdom Street Office 100 21 Q2 2024 60 226 19.0 Consented

Canada Water
Printworks (Plots H1 & H2) Mixed Use 50 281 Q32024 3} 92 8.6 Outline Consented

Total Near Term 1,800 245 947 85.0

On a proportionaily consolidated basis inclucing tne Grouo's share of joint ventuqes and funds (except area which s shown at 100%)
1. From 31 March 2023. Cost to come excludes notional interest as interest is capitalised indivicually on each cevelopment at our capitalisation rate
2 Estimatod headhne rontal value net of rent payable under head leases {excluging tenant incentives)

Medium Term Development Pipeline

8L Share 100% Sq ft
As at 31 March 2023 . sector % 000 Planning Status
1 Appold Street Office 5C¢ 404 Consanted
International House, Ealing Office 100 165 Consented
Euston Tower Office 100 571 Pre-submission
Finsbury Sguare London Urban Logistics 100 81 Pre-submission
Thurrack London Urban Logistics 100 644  Submitted
Enfield, Heritage House London Urban Logistics 100 437 Submitted
Hannah Close, Wambley London Urban LLogistics 100 668 Pre-submission
Meadowhall London Urban Logistics 50 611 Consented
West One Development Mixed Use 25 73 Consented
Ealing - 10-40, The Broadway Mixed Use 100 320 Consented
Canada Water
Piot HZ Office 50 313 Outline consent
Zone L Residential 50 200 Consented
Plot F2 Mixed Use 50 447  Consented
Future phases' Mixed Use 50 3260 OQutline consent
Total Medium Term 7 7 7 8,194 o

On a proposrhionally consaiidated pasis including the Group's share of Joint ventures and funds (oxcept area wnich is shown at 100%)
1. The London Borough of Southwark has the rignt to invest in uo to 20% of the completed developmeant. The ownership share of the joint venture between British
tand and AustralianSupor wili cnange over time depending on the level of contriputions made, but will be ne 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), issued by the International Auditing and Assurance Standards Board.

__> This vear, full disclosure against the EPRA Sustainability Best Practice Recommendations can be found in the Sustainability
Progress Report 2023 at britishland.com/data.

Governance indicators

" Annual Roport. and Accounm 2023

Composntnon of the highest governance body - Board's Executive and Non-Executive Directors | pages 108 to 111
~ Tenuresc of Non Executtve Drlrectors page 129
Nommatlrng and s selectmg the hlghest governance body Appomtment process for new Directors page 128

Process for managing conflicts of interest Board procedure for managing conflicts of interest page s
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TEN YEAR RECORD

The tab!e beiow sumn“anses the !ast ten years results cash flows and balance sheets

Tne Britisn Lang Comnpany PLC COG?1920

i Quska*edﬁ Restated®
2023 2022 2021 2020 2019 2013 2017 2016 2015 2014

. _ . ET o Err_. _ _Em___ Em £m £rr £m _ Emi Em Em
Summansed mcomq statement‘ B o o T . T
Gross rental income 493 493 509 560 576 613 643 654  @l8 597
Net rental income ’ 4486 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 _omn oz ez iy (2 (128 (G5 (180 (201 (202)
Administrative expense (89) (83 (7 (74> (8 _ (B3  (88) (94 (88 (/&)
Underlying Profit 264 247 193 306 340 380 330 363 213 297
Exceptional costs
(not included in Underlying Profit) - - - - - - - - - -
Dividends paid 215 57 78 148 298 302 296 287 277 260
Summarised balance sheets’
Total properties at vaiuation® 8,907 10,476 9,40 N177 12,36 13,716 13,940 14,648 13,677 12,040
EPRA net debt _ (3127) (3397) (2877) (3,854) (3.521) (3,973) (4,223) (4,765) (4.918) (4,890)
Other assets and_!;abllltlgf_ _293) (273 (221 (110) (146) (83 (212 191 276 (123)
EPRA NTA/MAV (fully diluted)s 5,487 6806 6080 7213 864% 9560 9498 10074 9035 7,007
Cash flow movement - Group only
Cash generated from operations 238 256 218 404 617 351 379 341 318 243
Other cashﬂows from 1 operations 72 (ﬂ) (69) (2_95/ __{4)) ] ”‘_2 - ) (16) S an Gy (24)
Net cash inflow from ' ' T
operating activities 240 245 142 375 613 353 363 294 285 219
Cash inflow (cutflow) from
capital expenditure, investments,
acquisitions and disposals 26 (85) Q10 (361) 187 346 470 230 1 (660)
Equity dividends paid _ €213y (55)  (78)  {295) (298 (304) (295) (2353  (228) (59)
Cash (OUtHOW) inflow from V T - o T T S - -
management of liquid resources
and financing (339) 215 (1,022) 232 (365) (404) (538) (233 20 607
(Decrease) increase in cash® 14 80) (39 @y 37 o - T s 34y 7
Capitat returns
Growth in net assets” (9.4)% NS8% (157% (B&EY% (95¥% Q7% (5.7Y% 11.5% 286% 17 8%
Total accounting return (16.3)% 146% (1486)% ()% (33)% 8.9% 2.7% 14.2% 245% 20.0%
Total accounting return -
pre-axceptional (16.3)% 1M46% (146)% (MOY% (3.3)% 8.9% 27% 142% 245% 20.0%
Per share infermation B e o )
EPRA MTA/NAY per share’ SB8p  730p _ 65p  774p  90Bp  967p  95p  919p  829p  683p
Momarardamm ap Ve I el R At A A A L) e LPP 298]
Dividends declared in the year _22.64p 2192p 150p  16.0p 310p  30Ip 292p 284p  277p 27.0p
DIVIdends paJd int the year 23 2p ] 76 96p B84p _31.573 30 5p  296p ZSfép 28, Ob 2-7.3p -56.7;3
Dlluted earnings : o I
Underlying earnings per share 28.3p 27.0p 18.0p 327p 349p 374p  37.8p 341p 306p 2%4p
IFRS (loss) earmings per share® {112.0)p  1035p (108.0)p (110.03p (30.0)p 485p .70 1197p 167.3p N0.2p

incluaing share of joint vantures and funds,

. Represents mavement in diluted EPRA NTA 0 2022 to 2021 and movement in diuteda ERFRA MAYV from 2020 to 2014
- inclrding surpdus over book value of trading and dovelooment propoerties

. Ancluding restatemant in 2016,

sents movement in ¢asn ana ¢ash equivaients under FRS

EPRA NMTA is disclosed in 2022 to 2021 and EPRA NAYV 15 ¢isclosed from 2020 ko 2014,
. CPRA MTA per sharo s disclosed in 2022 to 2021 ana EPRA NAY par shara 15 disclosed fram 2020 to 2014
. Prior year comparatives have been restatec for a cnange in accounting policies in respect of rantal concessions and tomant deposits Refor to Nota 1 of the

1
z
3
4
%. Repro
&
7
8

Financeal Statermants for further information
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SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2023

Number " Balance asat
2022/23 of holdings % 31 March 2023 %
1-1,000 3,604 56.90 1,320,348 014
1,001-5,000 1,467 2316 3,305,541 0.35
5,001-20,000 483 7.63 4,823,778 0.51
20,001-50,000 199 314 6,262,074 0.67
50,001-highest 581 917 922623238 98.33
Total 6,334 100 938,334,979 100
Fodaripe T T T
individuals 4,990 7873 8,805,061 0.91
Nominee and
institutional
investors 1344 2122 929479918 99.06
Total 6,334 100 938,334,979 100

1. Excluding 11,286,245 sharcs neld in treasury.

Registrars

British Land has appointed Equiniti Limited (Eqguiniti) to
administer its shareho!der register. Equiniti can be
contacted at:

Aspect House
Spencer Road
Lancing, West Sussaex BN99 60A

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 registering with Shareview, shareholders can:

- view their British Land shareholding online
- update their details
- elact to receive shareholder mailings electronicaliy

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 shareholders with a share dealing facility
for buying and selling British Land shares online or by phone.

™ For more information, contact Equiniti at shareview.co.uk/
4 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 website 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
shareholders to receive information quickly and securely as
well as in a more environmentally friendly and cost-effective
manner. Further information can be obtained from Shareview
or the Shareholder Helpline.

Tna Britisn Landg Company PLC 00621520

ShareGift

Shareholders with a smali 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
obtained from Equiniti.

Further information about ShareGift can be obtained from
their website: sharegift org

Honorary President

In racognition of his work building British tand into the
industry leading company it is today, Sir John Ritblat was
appointad as Honorary President on his retirement from the
Board in December 2006.

Registered office

The British Land Company PLC

York House

45 Seymour Street, London WIH 70X

Telephone: +44 (020 7486 4466
Registered number: 621220
Website: britishland.com

Dividends

As a REIT, British Land pays Property Income Distribution
(PID) and non-Property Income Ristribution (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 inte your bank or
building society account instead of being despatched to you
by cheque. More information about the benefits of having
dividends paid directly into your bank or building society
account, and the mandate form to set this up, can be found
in the Investars section of pur website at britishiand.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 sharehoclders
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

Unsclicited 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 unsolicited mail. To limit this, shareholders
may register with the Mailing Preference Service. For more
information, or to register, visit mpsonling.org.uk

Shareholders are also advised to be vigilant in regard

to share fraud which includes telephone calls offering

free investment advice 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 Helpline on 08C0 111 6768.
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SHAREHOLDER INFORMATION corntinued

Tax
The Group elected for REIT status on 1 January 2007, paying
a £308m conversion charge to HMRC in the same vear,

As a consaguence of tha Group's REIT status, tax is not
levied within the cerporate group on the gqualifying property
rental business but is instead deducted from distributions

of such income as Property income Distributions (PID) te
shareholdears. Any income which doas not fall within the REIT
regime i5 subject to tax within the Group in the usual way.
This inciudes profits on property trading activity, property-
related fee income and interest income.

N Further information on our Tax Strategy can be found in
the section Qur Approach to Tax Strategy at britishland.
com/governance.

Forward-lacking statements

This Annual Report contains certain (and we may make
other verbal or written) forward-looking’ statements.
These forward-looking statements include all matters that

are not histarical facts Such statements refliect current views,

intentions, expectations, forecasts and beliefs of British Land
concerning, among other things, our markets, activities,
projections, strategy, plans, initiatives, objectives,
performance, financial condition, liquidity, growth and
prospeacts, as well as assumptions about future events

and developments. Such ‘forward-looking’ statements can
sometimes, but not always, be identified by their reference
to a date or peint in the future, the future tense, or the use
of forward-laoking’ terminology, including terms such as
‘helieves’, ‘considers’, ‘estimates’, ‘anticipates’, ‘expects’,
‘forecasts’, 'intends’, ‘continues’, ‘'due’, ‘potential’, ‘possible’
‘plansg’, ‘'seaks’, ‘projects’, ‘budget’, ‘ambition’, ‘missior’,
‘cbjective’, ‘goal’, ‘guidance’, ‘trends’, ‘future’, ‘outiook’,

‘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 uncertainties because
they relate to future events and circumstances and depend
on circumstances which may or may not occur and may be
beyond cur ability to control, pradict or estimate. Forward-
loaking statements should be regarded with caytion as
actual cutcomes or results, or plans or objectives, may
differ materially from those expressed in or implied by such
staterments. Recipients should not place reliance on, and are
cautioned about relying on, any forward-tooking statements.

lmportant factors that could cause actual results (including
the payment of dividends), performance or achievements

of British Land to differ materially from any outcomes and
results expressed or implied by such forward-looking
statements include, among other things: (a) general business
and political, sacial and economic conditions globally, (b) the
consequances of the United Kingdom’'s withdrawal from the
Europeaan Union, () industry and market trends {(including
demand in the property investment market 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, health and safety and taxation (in particular,
in respect of British Land’s status as a Real Estate [nvestment
Trust), (g) infiation and consumer confidence, (h) labour
retations 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) tegat

or other proceedings against or affecting British Land,

{m) reliable and secure |T infrastructure, (n) changes in
occupier demand and tenant default, (o) changes in financial
and equity markets including interest and exchange rate
fluctuations, (p) changes in accounting practices and the
interpretation of accounting standards, (g) the availability
and cost of finance, (r) the consequences of the Covid-19
pandemic, (s) changes in construction supplies and labour
availability ar cast inflation and (1) the Ukraine conflict and
its impact on supply chains and the macroaconomic ocutlook.

The Company’s principal risks are described in greater detail
in the section of this Annual Report headed Principal Risks
on pages 51to 60 (inclusive). Forward-looking statements
in this Annual Report, or the British Land website or made
subsequently, which are attributable to British Land or
persons acting on its behalf, should therefore be construed
in light of all such factors.

Information contained in this Annual Report relating to
British Land or its share price or the vield on its shares is not
a guarantee of, and should not be relied upon 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 gualified in their entirety
by the factors referred to above and no representation,
assurance, guarantee or warranty is given in relation to them
(whether by British Land or any of its associates, Directors,
officers, employaes or advisers), including as to thair
completeness, accuracy, fairness, reliability, the basis

on which they were prepared, or their achievement or
reasonablenass Other than in accordance with our legal

and regulatory obligations (including urder the UK Financial
Conduct Authority’s Listing Rules, Disclosure Guidance and
Transparency Rules, the UK Market Abuse Regulation, and
the requirements of the Financial Conduct Authority and

the London Stock Exchange), British Land does not intend
or undertake any obligation 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, conditions, circumstances 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 subsequent to this date.

Nothing in this document shall constitute, in any jurisdiction, an
offer ar sglicitation 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 been prepared for, and only for, the
members of British Land, as a body, and no other persons,
British Land, its Directors, officers, employees or advisers
do not accept or assume responsibility to any other person
to whom this document is shown or into whose hands

it may come, and any such responsibility or liability is
expressly disclaimed.
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