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Presentation of financial information
Tne financial statements for the yaar ended
21 March 2023 hava been preoared on the fustonical
cost basis, excopt for tne revaiuation of properties,
investments classified as fair value tnrgugh profit
rloss ana derivatives. Tne financial staterments
are prepared in accorgdance witn UK-adopted
internaticonal Accounting Standarcs and tne
relevant legal reauirernents of tne Companies
Act 2006 (''FRS™) In tne current financial year the
Groun has changad accounting policies 1n respect
of rental concessions granted to tenants ang tenant
deposits Furtner cetails on these accounting oolicy
changas 1n the year have been disciosed in Natae 1 of
the financial statements Other than the changos
In tnese two respective accounting cohcies, all
remaining accounting oolicies used are gtnerwise
caAsistent witn those contained 1n the Group's
orevious Anaual Reoort and Accounts for e
year endad 31 March 2022 in adaition, the Grous
nas aaonted a aumber of minor ameagments to

stanaards effeclive In tno year 1ssuad by tne ASB
nane of whicH have had a mataenal impact o1
tae Groug

Managoment consigers the business nrinzizally on
a prapartionally consohoatag basis wnan setting
tne strategy. determining annual prioritias, making
myvastment anc financing decisrons and revigwing
nerformance This incluces the Group's snare of
jormt ventures ang funds o a line-by-line basis and
excludes nan-controling interests 1n the Grous's
subsiclangs. The financa! key performance
inchcators are also presented on this basis.
Further anatysis of the IFRS results has been
disciosed 10 the Financial raview. We sugplemsnt
our ‘FRS figures with non-GAAP measu2s, whicn
managemant uses internally. (FRS measures are
lavelled as such See our supplementary disclosures
which start ¢n oage 239 for reconcibations, in
aadrtion to Nate 210 tne financial statements ana
tne glossary fourd at orntishland.com/glossary

Integrated reporting

We integrate social and environmental information
£roughout this Report in Iine with the International
intogratea Rooorting Framowork. Trus reflacts

how our industry-lcaaing Sustanaoility Strategy

15 tntegrated into our ousiness, achvering lasting
value for all our sta«ehaolders. We publisy adaitional
social and environmental aata in our Sustainaiylity
Prograss Reoort found at entisnland com/cata
This Report was signec off oy tne Board

on 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 Sharehclder Return e

Loan to value (LTV)
{proportionally consclidated)

Non-financial

Environment

GRF:SB rating ER
5 -Sta I‘ Developments
4-Stal‘ Standing Investments

Reduction in energy intensity
of Offices

22%

2022 26%

Total Property Return N W

Committed and near term

developments
% of standing investments by floor area

The Brtish Land Company PLC 00621520

Total Accounting Return

Net Debt to EBITDA
{proportionally consolidated)

Links to remuneration,
Long Term lncantve Plan
W Annual Incentive Plan

7\ Read mores about cur results and strategy on pages 11

w} Explanations for financial terms can be found in our glossary

Social impact

MNumber of community initiatives

88

2022:103

Number of community beneficiaries

26,000

2022: 24,000

EPC rated AorB

45 % of portfolio

2022: 36%

Social value created?

£12.5m

No 2022 comparative

at britishland.com/glossary

Pecple

Staff engagement

78%

2022:69%

Ethnicity pay gap

14.2%

2022:19.2%

arcior ooy oo
21.9%

2022:19 2%

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

1. Restateda for a changa :n accounting nalicies in rescect of rental concessions ana tenant deposits as aisclosed in Note 1 of the fina~cal stataments on page 179
2 Datals of wnat 1s includea in tne sgcial value created figure can ce found on page 75
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2023 PERFORMANCE HIGHLIGHTS

Tna British Land Comopany PLC 00621920

Financial highlights

Underlying Profit

£264m

2022: £247m!

£(1,039)m

2022: £965m’

588p

2022: 730p’

Operational highlights

3. 4msan

leasing activity
2022: 3.9m sq ft

646kg CO.,e per sgqm

average embodied carbon
in current office developments

2022: 678kg COe par sgm

Underlying EPS (diluted)

28.3p

2022: 27.0p'

(112.0)p

2022 103.8p'

Dividend per share

22.64p

2022: 21.92p

IFRS net assets

£5,525m

2022: £6,768m"

Senior unsecured credit rating

A

20221 A

2.8%

ERV growth
2022 (L.2)%

1 .8m sq ft

committed developments
2022:1.7m sq ft

Years until refinance date

3.0 yrs

2022: 30 yrs

capitat activity
2022: £1.5bn

£1.7bn

profit to come from developments
2022. £2.0bn

1. Restated for a change in accounting policies in respect of rantal concessions ang tenant deposits as disclosed in Note 1 of tne financial statermants 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 belieave value in real estate is
created over the medium term,
and we are actively positioning
the portfolio towards growth.

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

on the exciting life sciences and
innovation sectors.

We are consolidating our position

as the largest owner operator of

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

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

cur stakeholders.

s~ Youcan read more about our strategy and chosen
sectors an page 12

Multi-storey lagistics,
Thurrock

Image s e CGE
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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 ¢.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 vields, we are looking to
acquire more parks to further consolidate our leadership
position in this attractive segment.

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

Our London Urban Logistics partfolio (c.3% of the Group’s
portfolio} is the newest part of our business. We focus

on Zene 1and multi-storey developments within the M25,
Our 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 scught after due to their strong sustainability
credentials given they reduce iarge vehicle movements and
ailow the use of e-vehicles for the last mile delivery to the
and customer.

i Asof 1 Apnl 2023, the Grouo renamed (e 'Retal & Fulfiimant ooerating
seg=2at 'Retalt & Lonaon Urpan Logistics'. Refar to Note 21 of the
censchidated hinancial staternents for furtner infarmation,




Tha British Land Company PLC 00621920

Campuses: 63% of portfolio by value

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

Our Campuses bring together best in class buildings with
leading sustainability and design credentials, surrounded by
attractive public spaces and a range of amenities including
shops, gyms, restaurants and bars. Our Campuses are located
ciose to key transport hulbs and benefit from excellent
canncctivity. Since we own the space between our lwildings,
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, engineering and
financial services, fostering innovation and collaboration.

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

our developments are net zero and we target a BREEAM?
Outstanding 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 sq ft is aiready
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. Our newest building 100 Liverpoo! Street
was our first net zero development and was recently
shortlisted for the Stirling Prize for its cutstanding design
credentials, We are currentiy on site at 1 Broadgate, a

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

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

It is uniquely positioned in the Knowledge Quarter, close

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

Paddington Central is an 11 acre office led Campus in
London’s West End, which sits next to Paddington Station
with access to the Elizabeth Line and Heathrow Express.
Its central location andg 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 developmeant is the

full refurbishment of 3 Sheldon Square, a 140,000 sq ft
office building, which is 65% pre let to Virgin Media 02

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 con the iconic King’'s Cross
redevelopment. Located in London’s Zone 2, Canada Water
is an the Jubilee Line and Loendon Overground, making it
easily accessible to Lendon Bridge, the West End, the City
and tech hubs around Shoreditch.

The Canada Water Masterplan will deliver around Zm sg ft

of workspace, around Im sq ft of retail, leisure, entertainment,
education and community space, and around 3,000 new
homes, of which 35% will be affordable. It is home to
Printworks London, 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.

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

1 On average returns on our Camouses over five years have been around 1% p a. higher tnan stand alene buildings in surrounding a<eas.
2 Bullding Rescarch Estaplishment Enviranmental Assessment Method BREEAM standards aim to ~unimise harmful carben emissions, improve water usage and
reduce materal waste, The rating enables comparablity betweoen projects and provides assurance on performance, auality and vajue of tne asset.

Finsbury Avenue
Square, Broadgate
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NON-EXECUTIVE CHAIR’S STATEMENT

Tim Score

Non-Executive Chair

GOOD STRATEGIC
PROGRESS IN

AN UNCERTAIN
ENVIRONMENT

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
globa! bond and equity markets, it also caused property
valuations in the UK to fall across all sectors, as yields
increased to reftect the higher interest rate environment,

[ British Land Annual Report and Accounts 2023

Against this backdrop, the value of our portfolio has declined
by 12.3%, vef we have delivered another strong operaticnal
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%,

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




Strategy update

| am very pleased with the progress we have made in

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

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

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

we are repositioning our Regent’s Place Campus as &

Life Sciences and Innovation hub given its unique 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 alsc actively looking for opportunities to
replicate our Campus mode! outside London in the Oxford-
Cambridge Arc, where supply is highly constrained, yet
demand is very strong, particularly from these types of
innovative businesses.

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

We continue to make great progress towards the targets

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

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

is reflected in our discussions with both new and

existing customers.

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

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

Ine 3nush  and Company PLC Q0621920

Our people

Our people are critical to the successful achievement of

our strategic cbjectives. 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 alsc made progress
in delivering our Diversity, Equality & Inclusion Strategy,
ensuring that we reflect and understand the people

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

| was pleased that this year British Land was ranked the
top property company and 167 overall in the Sccial Mobility
Index. Accountability for British Land’s social mobility
outcemes 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 reprasenting colieagues 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 buitding out our
London Urban Logistics pipeline. ESG remains a key focus
and is integrated throughout our businass,

This is set against a background of geopolitical and economic
uncertainty. We are highly alert to the ongoing challenges
presented by the uncertain macroeconomic environment.

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

in a position of strength.

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

(i 0&’

Tim Score
Naon-Executive Chair

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

The Engineering & Design
Institute t-onden (TEDI-Londan),
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 Guarter 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 (London, Oxford and
Cambridge}, one of the world’s leading life sciences and
innovation clusters, where supply is highly constrained,
yet demand is very strong, particularly from these types
of innovative businesses.

British Land Annual Report and Accounts 2023 9




The Box,
Paddington Central

frrage 15 a (G

Londeon Urban Logistics

Our 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 approach, either through repurposing of assets in
Zane 1 or densifying assets within the M25 through
multi-storey developments. We have a pipeline

with 2 gross development value of £1.3bn to deliver
environmentally sustainable and centrally located
urban logistics assets that will appeal to arange of
occuplers given the highly supply constrained market
within the M25.

10
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Multi-storey Logistics,
Thurrack
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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
econcmic and political landscape. Although more recently the
outlook for the UK economy is improving, sentiment remains
fragile. Against this backdrop, our business is performing well
operationally. We leasad 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 made disposals of £746m mainly from the sale
of 75% of the majority of Paddington Central crystallising
total property returng of 8% p.a. Acquisitions of £203m
increased our exposure to retail parks, life sciences and
London urban legistics

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

Ultimately, value in real estate is created over the medium to
long term. We like to invest in supply constrained segments
with pricing power, where we can be market leaders and
leverage our competitive strengths to generate attractive
returns. We already lfead in campuses, where 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 cperator of
retail parks where scale is an advantage and we are building
a unique portfolio of centrally located and highly sustainable
urban logistics schemes in London.

We have high guality 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 Annual Report ang Accounts 2023 n




CHIEF EXECUTIVE'S REVIEW contrnued

STRATEGY
AND BUSINESS
MODEL

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

Our competitive strengths are:

Portfolio of high quality assets

Our portfolio of campuses is mainly focated 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 unigque
portfolio of centrally iocated and highly sustainable
urban logistics schemes in London.

Best in class platform

wWe 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 managemeant.

London expertise

The depth of our relationships with planning authorities,
contractors and other stakeholders in Londen, combined
with our extensive construction experience gives us an
Jnparalleled ability to unlock value through developmant.

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 opportunities for
employment at our places.

Partnerships with investors

WwWe have strong relationships with sovereign wealth funds
such as Norges and GIC as well as large pansion 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 ieverage appropriately
and we have a disciplined approach to capital allocation to
deliver returns through the property cycle.

QOur values underpin everything we do

I Bring your whole self Listen and understand

Build for the future

L Be smarter together

I Deliver at pace

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

12 British Land Annual Repeort and Accounts 2023
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Qur strategy and business model

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

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

Our aim is to create value for all our stakeholders
and our approach is as follows:

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

Source value-add opportunities

We target value acquisitions and development
oppertunities This is underpinned by a strong balance
sheet and a disciplined approach to risk management

Develop and actively manage

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

Recycle capital

We rotate cut of assels where we have deliveraed 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

Our developmants, refurbishments. sustainability targets
and reporting are all industry 'eading.




Strategic themes

We fike 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 ¢lass retail and engaging
amenities. In addition, it provides our customers with flexibility
and allows for clustering of complementary businesses.

Best in class sustainable offices

We continue to see strong demand for modern, sustainable
offices on our campuses. Occupiers are looking for the best
space for their business to help them attract and retain staff
in a competitive jobs market while at the same time helping
them meet their net-zero goais. Furthermore, at around 10%
of salary costs, rents are affordabie. 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' outstanding 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 (London, Oxfard
and Cambridge) where supply is constrained. Our campus

at Regents Place, in the centre of the Knowledge Quarter

in Lendon, is uniquely positioned to uniock 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 innovation
cluster, while our acquisition of Peterhouse Technology Park,
and the land adiacent to it, is our first campus in Cambridge.

By the end of the year we will have delivered 190,000 sq ft
of {ab 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
trends, help the business build connections and underwrite
new acguisitions.

Retail Parks

Retail parks are retailers’ preferred format, as they are

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

Tha British Land Company PLC Q0821920

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

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

We like the retail park format and will continue to look

for acquisition opportunities where we can create value by
laveraging 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 a broad range of customers including general
retailers, grocers, discounters and value retailers to

increase the resiliency of our occupier 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 expeactations for
priority delivery, and as a result, vacancy in Greater London is
2.3% and 0.4% in Zene 1. This acute supply-demand imbalance
underpins the attractiveness of this market segment.

We have a develspment led approach and our pipeline has a
gross development value of £1.3bn. Qur strategy is to deliver
best in class, envirecnmentally sustainable multistorey and
Zone 1last mile urban iogistics schemes that will appeal to

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

FY23 Results

Financial performance

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

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

Lettings

We maintained strong leasing memenium this year and
leased 3.4m sq ft, 15.1% ahead of ERV, and as a result,
the occupancy across our portfolio is high at 96 7%.

1. Buileing Research Establishment £nvironmental Assessment Mathod BREEAM standaras am to mnimise narmful carban emissions, imorove water usage and
reduce matenal waste. The ratng enables comparability botween projects and provides assurance on performance, guality and value of the asset,

2. 4LL Raport on sustainability and valug January 2023
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CHIEF EXECUTIVE’'S REVIEW continued

In Campuses we teased 1.0m sg ft in the year and occupancy
is now 96.2% Long term deals were 11.0% ahead of Fy22
ERV, 18.2% above previous passing and a further 106,000 sq
ft are under offer. This performance reflects the continued
demand far 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 146,600
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 and
renewals in the year, 18.8% ahead of ERV and 8.8% below
previous passing rent. In Retail Parks, which account for
the majority of this segment, cccupancy increased to 98.8%
due to the attractive cccupational fundamentals. Retail Park
feasing was 1.2rm sq 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%
below previous passing rents. We have an additional
808,000 sq ft under offer, 19 5% ahead of ERV, 9.6%

below previous passing rent. The majority of this is at

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

Portfolio

Portfolio ERV growth was 2.8% in FY23. In Campuses, ERY
growth was 2.6% in the middle of ocur guidance range of
2-4%, reflecting particularly strong growth at Regents Place.
In Retail Parks, strong demand for the format, combined with
high occupancy rates resulted in ERV growth of 2.8% at the
upper end of cur 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 portfolio increased by 71 bps 1o 5.8%. Although this was
partially offset by the 2.8% growth in ERV, the value of the
portfolio declined by 12.3%. Campuses saw vields 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 develapment IRRs of ¢.15% as our
original appraisals assumed some of the outward yield

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

Our portfolio cutperformed the quarterly MSCI All Property
total return index by 310 bps over the year. Qur Central
London Campuses outperformed the quarterly MSCI
benchmark for All Offices by 40 bps, with Central London
outperforming Regional Qffices in the period. Our Retail and
London Urban Logistics portfolio cutperformed the MSCI
All Retall benchmark by 290 bps due to our exposure to
Shopping Centres and Retail Parks, which cutperformed
cther 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
£1.7bn of profit to come.

Our committed pipeline is 1.8m £q 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 24% have
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been fixed. We have made one new commitment this vear for
the refurbishment of 3 Sheldon Square at Paddington and the
building is already 65% pre-let. Our largest onsite projects
are at 1 Broadgate, Norton Folgate, Aldgate and Phase 1 at
Canada Watar,

At Canada Water, we are on site at the first three buildings
covering 578,000 sqg ft of mixed use space. The Founding
{previously Al) is a 35 storey tower, including 186 homes and
121,000 sq Tt 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 afferdable homes.

We are on site with 2 83,000 sq ft life sciences development
at The Priestiey Centre in Guildford which will be a mix of
office and lab space. This year we also signed a Memorandum
of Understanding with Cambridge Biomedical Campus Ltd

to be a Partner in Masterplanning at the campus.

Our near term pipeline consists of projects yvet to be
committed. It includes 2 Finsbury Avenua which will deliver
best in class sustainable office space at Broadgate, and the
Peterhouse Western Expansion, adjacent to the Peterhouse
Technology Park, which will defiver Innavation and lab
enabled space in Cambridge. lmportantly, 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 Mandela Way will be
multistorey urban logistics facilities.

Qur medium term pipeline includes several other
developmaents, the largest of which are the redevelopment
of Euston Tower at Regent’s Place and the future phases of
the Canada Water Masterplan

Strategy in action

We create value by actively recychng capital out of
assets where we have delivered the business plan, and
into opportunities where we can leverage our compeétitive
strengths in asset managemant, development and
placemaking to drive returns.

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

mainly from the sale of 75% of the majority of Paddington
Central where we had created considerable value through
development, asset management and place making and were
able to crystallise a total property return of 9% p.a. We will
continue to recycle out of mature assets that have completed
their business plans or are non core 1o British Lang

Since April 2022, we made acquisitions totalling £203m.
We acquired £148m of retail parks with a blended net initial
yield of 81% to further increase our market leading position.
Our 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
muiti-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 {he year. This
includes spend to deliver best in class sustainable offices
at 1 Broadgate, where the office space is fully let (or under
option), Norton Folgate, which is 33% pre-let and Phase 1
of Canada Water.




As we 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 will continue to
acguire retail parks where we see attractive assets that will
further consolidate our market leading position. We will also
consider life sciences and innovation opportunities in Oxford
and Cambridge as well as suitable London urban legistics
sites. Good demand for our development pipeline underping
our returns expectations and we will opportunistically recycle
out of mature office assets as well as non core assets such as
shopping centreas.

Balance sheet

Wea have a strong balance sheet which, combined with
capital recycling, allows us to execute our strategy of
investing in development opportunities and making
acquisitions, Group Net Debt te EBITDA was 6.4x and, on
a proportionally consolidated basis, Net Debt to EBITDA
and LTV ratios were 8.4x and 36.0% respectively. We have
significant liquidity with £1.8bn of undrawn facilities, and
no requirement to refinance until early 2026.

Wea 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
vear, alongside completion of the new joint venture, and in
the second half of the year In volatile market conditions we
signed £875m of facilities.

For British L.and, we agread three new revalving credit
facilities totalling £375m, with ESG linked targets aligned to
our sustainability strategy. For Canada Water, in March 2023
we arranged a £150m Green development lean for Phase 1 of
the project.

Qur 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 zerc carbon portfolic by 2030
with a clear sef of targets to reduce both the embodied carbon
in our developments and the operational carbon across

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

Qur Greener Spaces pillar includes cur ambitious 2030 Net
Zero targets for both our developments and our standing
portfolic. 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
CCre per sgm, tracking ahead cf the glidepath to our 2030
target of 500kg CO.e per sgm. Across ocur managed portfolio
the majority of our assets have a net zero plan and 45% of
our partfolio is now rated EPC A or B. This is up from 36%

as at March 2022, whilst 50% of our offices are FPC A or B
rated, up from 46% as at 31 March 2022,
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The Thriving places pillar of cur strategy reflacts our
commitment to making a long-iasting, positive social impact
in our communities by collaboratively addressing locatl
priorities. We were delighted to launch a £25m Social Impact
Fund in March 2023 to provide education, empioyment and
affordable space in the communities in which we cperate.
wWe have also introduced targets for 2020 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
projects and the Canada Water development, which totalied
£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
coemmunity activities.

Rasponsible Choices is about making responsible choices
across all areas of our business and we encourage our
customers, partners, and suppliers 1o do the same. This year
we were pleased to be ranked the top property company and
167 gvarall in the Social Maebility Foundation's Index of the
top 75 UK employers taking action to impreve social mokility
in the workplace. Qur overall sustainability performance has
been recognised in international benchmarks including
GRESE, where we achievad a GRESE 5 star rating for
Developments, the highest in Europe in our sector, and a

4 star rating for Standing Investments. We also retained

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

Outlook

Although more recently the outlock for the UK aconomy

has improved, continued macroeconomic uncertainty
remains our central case for the next twelve months. The
upward vield pressure appears to be easing and there are
early signs of compression for retail parks. However, liquidity
in the investment market remains low 5o 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% ERV
growth for our assets. In Retail Parks, the affordability of the
format combined with its omni-channel compatibility, will
continue to drive high occupancy. These strong occupational
fundamentals underpin our upgraded expectations of 2-4%
ERV growth for our retail parks. In London Urban Logistics,
we axpect 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 macroaconomic backdrop in the UK was volatile in the
period. Geopolitical tensions, high inflation and successive
Bank of England interest rate rises since early 2022 have
resulted in lower GDP growth forecasts. The UK has thus far
avoided a recession, consumer confidence has been resilient
and labour markets remain robust with unemploymeant at
3.8%. However, sentiment is fragile and the outiook

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
vary best space, with an emphasis on sustainability, shared
and flexible space and excellent transport connections. This
‘flight to guality’ in offices helps occupiers attract and retain
staff in @ competitive jobs market, as weli as helping them
meet their net zero goals. Recent research fram CoStar
highlights net absaorption rates of best in class, sustainable
space has been positive with vacancy rates falling and rents
climbing. In contrast net absorption rates for older offices
have been strongly negative since the pandemic began,
with far more tenants leaving than moving in, widening

the gap between ‘the best and the rest’.

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

to £17bn in FY22.

Life sciences market

Life sciences fundamentals remain strong, with take up
across the Golden Triangle totalling 1.4m sq ft in 2022
fcalendar year), the highest figure in five years. Venture
capital funding alsc 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 pricr years. As a
result of macroeconemic factors, Gelden Triangle prime
vields shifted outwards by 25 bps to 4.25% at the end of

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

repurposing activity, demonstrating the lack of available stock.

Tne British | and Company PLC Q0821920

Retail market

Occupational markets have continued to strengthen over

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

are performing welt and increasingly looking to take space an
retail parks. The format appeals to 2 wide range of retailers
from Marks & Spencer and Next to value retailers such as Lidl,
Aldi and B&M. Across the market, retailers are also facing
higher costs and margin pressures. Ta help manage this and
stimulate more impulse purchases to increase the average
basket size, more are incentivising shoppers to complete
fulfitment instore which is the most cost effective solution.
This combined with Tower 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 £4.5bnin FY22, and yields moved out
75-100 bps. However, since January 2023, retail parks have
exparienced a repricing driven by limited supply and the
emergence of new investors, who are attracted to the
format’s income returns and growth fundamentals. As a
result, prime market yields have moved in 25 bps to 5.75%.
Shopping Centre volumes were low at £0.9bn, as investors
wait for more clarity on pricing Limited availability of debt,
few transactions and pricing uncertainty has led to a lack of
new stock coming to market.

Logistics market

In Londen, the occupational market remained strong. Take up
yaar to date (calendar 2022) was 1.5m sq 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 yieiding 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 steck coming to market as sellers choose
to delay sales where they have optionality.
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100 Liverpool Street

DELIVERING AWARD
WINNING ASSETS

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

RIBA judge

18
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Awards

London Award

London Chient of
the Year

National Award

2027 awarcs unless othervase stated

Stirling Prize
Shortlisted

Civic Trust
Award

Bullding of the Year
Award (2021

UK Design Award:
Large Project (2021}

Structural Steel
Deasign Award (2021)

Green Building Project
of the Year (2021)

Commercia! Property
Projact of the Year
{2021

Project of the Year
20210

Working Winner

CONSTRUCT Award:
Projects Winner
(2021

Simpalicity Specialist
Finishes, Ceilings
Winner

Highly Commended
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BUSINESS REVIEW

Total portfolio key metrics

] \-/-a[ué“tlc;ﬁ
Occupancy’
Weighted average lease length to first break
Total property return

- Yield shift

- ERV movement

- Valuation movement

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

Gross capital activity

~ Acguisitions

- Dispasals

- Capital investment

Net investment/(divestment)

3 March 2023 3 March 2022

£8,898m  E10.467m
96.7% 96.5%
5.7 yrs 58 yrs
(9.5)% N.7%
+71bps (42) bps
2.8% (1.2)%
(12.3)% 6.8%
2.6m 2.9m
+15.1% +4.5%
£1,297m £1,479m
£203m £747m
£{746)m £(486)ym
£348m £246m
£(195)m £507m

Q1 a proportionally consohdated basis including tne Group's share of JoInt ventures and excluaimg non-controlhing interests

1
than the occupancy rate would reduce fro™ 96.7% to 96.4%,

At 3 V\arc.h 2023
(Z--a'r-'-r;_p_::uses '
Central London
Canada Water & other Campuses
Retail & London Urban Logistics
Retail Parks
Shopping Centres
~ London Urban togistics
Total

Where occupiars have entered CVA or admiistraticon pul are stil hable for rates, theso are treated as cccupisd. If units In saministratien ara treatad as vacant,

T vaaton RV

’ Tota: propcr‘v Ngt—.é-\;wvaiem ’

Valuaton mevement movemant ¥ et shift FetieTi yal
. BT g i bps % %
5650 (13 26 +70 M@ 50
5103 (12.9) 27 +71 (1.6} 5.0
456 17.4) (0.2) +43 (16.6) 55
3.248 (10.9) 30 +72 (5.0) 6.8
1,976 0.2 2.8 +71 4.n 66
748 (7.6) 1.2 +39 (0.3 7.9
2_63 __(_2_4.2) ______29.4 . +187 (22,4} I{LG
8,808 (123 2.8 +71 (9.5) 5.8

See supolementary tables for aotaled breakdown,

The value of the portfolio was down 12.3% driven by yield
axpansion of 71 bps across the portfolio. This was partiafly
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
yield 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 were up 4.0% reflecting our successful
leasing 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 positive ERV growth for the
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first time in five years, up 2.8%. The value of our Shopping
Centres fell by 7.6%, with ERVs now growing for the first time
in over five years, up 1.2%.

In London Urban Logistics, values have declined by 24.2%,
despite a strong occcupational market, This was driven by
yield expansion of 187 bps as a result of rising interest rates
The combination of strong occupational demand and acute
undersupply of the right kind of space in core London
locations drove ERV growth of 29.4%. These assets are
primarily valued on an investment rather than development
basis. We are still expecting attractive development IRRs of
c.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.




Capital activity

Frrom 1 Apr: 2022

Purchases

Sales

Development Spend
Capital Spend
Net Investment

Gross Capital Activity

fhe British Land Company PLC QOB21320

" Retats
Lendon Urban
Campuses Logistics Total
R Em o Emo L LET
33 170 203
(71) {35) (746)
255 7 262
o 45
o (378) .
1,044

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

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

a 75% interest in the majority of our assets at Paddington
Cantral to GIC for £694m in July 2022, This was 1% below
Septembear 2021 book value and reprasented a net initial
vield (NIY} of 4.5%. As part of the transaction agreement,

GIC were given options over two further assets at Paddington
Central, the 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 yvears. British
Land continues to act as the development and asset
manager for the Campus, for which we earn feas.

We have progressed innovation opportunities including the
£25m purchase of the Peterhouse Western Expansion site to
the west of our holding on the Peterhouse Technology Park,
with consent for a 90,000 sq ft office and lab building. This
acquisition reprasents an cpportunity to deliver space in
Cambridge, a market which is structurally undersupplied

and where we expect 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 Capito! 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 £54.6m (NIY 8.1%).
All are dominant retail parks within their catchment, let
to a strong mix of retailers and benefit from excellent
accessibility. In adcition, we acquired the DFS unit in
Cambridge for £7.4m (NIY 7.1%}, which sits immediately
adjacent to the B&Q we acquired last year. This purchase
offers a secure income stream with the potential for longer-
term life sciences and innovation redevelopment in a
strategic location.

We also disposed of non core assets including old Debenhams
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 £22m, our second urban logistics [ocation in
Southwark, following the acquisition of Verney Road for
£31m in February 2022. Mandela Way is an excelient location
for a multi-storey, urban logistics scheme, close to the Old
Kent Road, the City and London Bridge, and in an area that
is popular with a range of third party logistics providers.

Regent’s Place
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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 sheps, 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

Portfolio valuation (BL. share)

£5,650m

Occupancy

96.2%

Weighted average lease length to
first break

7.2 yrs

Total Property Return

(11.9)%

an a proportionally consolidated basis including the Group's share of jaint ventures

Lettings/renewals (sq ft) over 1 year

0.8m sq ft

ERV growth

+2.6%
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PERFORMANCE REVIEW continued

Campuses key metrics

Year cndcd - T
Portfolio Valuation
Occupancy

Weighted average lease length to first break

Total property return
- Yield shift

- ERV growth

- Valuation movement

Totai lettings/renewals (sq ft)
Lettings/renewals {sqg ft) over 1 year
Lettings/renawals over 1 year vs ERV
Like-for-like income’

The British Land Company PLC 0062132C

31 March 2023 31 March 20?2”
£5,650m £6,967m

96.2% 96.7%
7.2 yrs 7.0 yrs
(11.9)% 8.5%

+70 bps (11} bps
2.6% 0.0%
3.1)% 5.4%

1,037,000 1654,000
777,000 1,388,000
+11.0% +5.4%
+6.5% +2.5%

On a proportionally consohidated tasts including the Group’s share of j0int ventures and excluding nan-controlling interosts

1. Like-for-ha excludes tne imoact of surrender gremia, CVAS & admins and provisions for debitors ana tenant incentives.

Campus operational review

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

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

on a further 106,000 sq ft, 8. €% ahead of ERV. In addition,
we had 491,000 sqg ft of rent reviews agreed 2.6% ahead of
passing rent.

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

rent for the year. Our recent customer satisfaction survey
was strong. we scored 4.3 out of § stars and 79% say we are
“the best” or "batter than maost” other office providers based
on a survey of 53 office facilities manaagers.

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
occupancy is 94.9%.

The most significant deal was a regear to Credit Agricole at
Broadwalk House, covering 117,000 sqg ft, which extended their
lease by five years to 2030. in this case, we have worked ciosely
with the customer to deliver energy efficient interventions
which progress our net zero plans and generate efficiencies
for Credit Agricele, 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 little 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 Street. New additions such as this encourages
footfall to our campus which is benefiting from the opening
of the Elizabeth Line.

One 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 economic impact
report found it generated £40m of additional gross revenue
for the UK economy, supporting cver 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 into work. In connection with the Young
Readers Programme, partnering with the National Literacy
Trust, 372 schocl children participated in activities across
the Campus.

Broadgate saw a valuation decline of 16.5% driven by
outward yield shift of 69 bps, partially offset by FRV growth
of 16%.

Regent’s Place

At Regent’s Place (excluding Storey), we have completed
195,000 sqg ft of leasing, all of which were long term, averaging
19.8% ahead of ERV. The most significant deal was the regear
to Meta at 10 Brock Street 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
¢.15,000 sq ft of lab space across two floors at 338 Euston
Road of which 5,300 sqg ft was [et to Relation Therapeutics.
In addition one floor (33,000 sqg 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 iab space at Regent's Place by the end of 2023 and
c.700,000 sqg ft by 2030. We are having positive discussions
with key life sciences and innovation organisations in the
Knowledge Quarter to partner with them on delivering our
plans. This is in addition to our current innovation customers
such as FabricNano, the General Medical Council and the NHS




The second phase of our public realm improvement
programme was delivered at the end of 2022, Our socia!
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 partnership 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

|_easing 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 Headquarters. The building is currently undergoing
an all-electric refurbishment, and the deal with Virgin Media
02 takes the building to 65% pre-iet, ahead of completion in
February 2024.

Foliowing 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 13 Sheldon Square. We have provided space to the
Ukrainian Institute London language school to teach English.
The ciasses have benefited 627 displacad Ukrainians, with
427 individuals gaining English qualifications. Working

with the Mational Literacy Trust, 259 local children visited
Paddington Centrai 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 cutward 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.

Tne Brntish Land Company PLC Q0621920

Storey: our flexible workspace offer

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

and in two standalone bulldings. Storey provides occupiers
with the flexibility to expand and contract depending on their
requirements. The quality of the space, central location and
access to Campus amenities make the space appealing to
scale up businesses. Customers cn 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, 61,000 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
cccupancy 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 sqg ft of Storey space at 165
Bishopsgate, which has been let in its entirety to Levin Group
far its new London Headquarters. The deal was Levin Group's
third upsize at Broadgate, having initially taken space at

1 Finsbury Avenue before taking additional space in the
neighbouring unit and at 100 Liverpoo! Street.
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PERFORMANCE REVIEW contrnued

Canada Water

Following the sale of 50% 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 sqg 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 £2.8bn and residential the remainder.
British Land is targeting development returns in the low
teens for the whole project.

We have outline planning permission for the entire scheme
and are on site with Phase 1, which comprises a mix of
workspace, retail, leisure and residential as set out below.
Wae are targeting rents on the workspace of over £50 psf
and a capital value of around £31,000 psf on the residential,
which are both attractive relative to competing schemes.
Residential sales for The Founding launched in January
and current reservations are above targeted pricing levels,

o
Retall & res:dental
5q fr Wotkspace lelsure hemes Total

1-3 Dea! Porters Way
(A1}; The Founding

(residential) 121,000 8,000 186 270,000
The Dock Shed (A2) 181000 65,000 - 246,000
Roberts Close (K1) - - 79 82000
Total 302,000 73,000 265 578,000

The London Berough of Southwark held an initial 20%
interest In the scheme and have the ability to participate
in the development up to a maximurm of 20% with returns
pro-rated accordingly. Although they have elected not

to fully participate in Phase 1 they are pre-purchasing the
79 affordable homes 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 detailed planning permission for the Printwaorks,

in Zone H of the Masterplan. Reflecting its success as a
cultural destination, we are now working with the operators
tc 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 647
hemes including 174 affordable homes, as well as workspace
and retaii space. We have alse submitted 2 Reserved Matters
Apnplication 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 sq 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
chermical 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
year programme, we still expect to deliver significant profits.
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Storey Club,
4 Kingdom Street
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RETAIL AND LONDON
URBAN LOGISTICS

We are the UK’s largest owner and operator of Retail Parks. They are
retailers’ preferred format given their affordability and compatibility
with omni-channel. Our Landon 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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Whitetey Retail & Leisure Park,
Hampshire

Portfolio valuation (BL share) Weighted average lease length to
£3,248m
L
]
yrs

Occupancy' Total Property Return

97.3% (5.0)%

On a proportionally consolidated pasis including the Group's share of joint ventures.

Lettings/renewals {sq ft) over 1 year

1.8m sq ft

ERV growth

+3.0%

1 Where occupiers nave enterea CVA or admiristration but are still hable for rates, these are treated as occupiea f umts in adrrumstration are treated as vacant,

then the goccupancy rate for Retall would reduce from 87 3% to 96.8%.
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PERFORMANCE REVIEW contrnued

Retail and London Urban Logistics key metrics

Year ended

The British Land Company PLC 00821920

3t March 2023 31 March 2022

Portfolio valuation £3,248m £3,500m
- Of which Retail Parks £1,976m £2,104m
- Of which Shopping Centres £746m £800m
- Of which London Urban Logistics £263m £319m
Cccupancy’ 97.3% 96 3%
Weighted average lease length to first break 4.6 yrs 4.5 yrs
Total property return (5.0%% 19.1%
- Yield shift +72 bps {87) bps
- ERV growth 3.0% (2.8)%
- Valuation movement (10.9)% 9.9%
Totai lettings/renewals (sq ft) 2,395,000 2,195,000
Lettings/renewals (sq ft) over 1 year 1,808,000 1523000
Lettings/renewals over 1 year vs ERV +18.8% +2.8%
Like-for-like income? +5.3% (08)%
On a proportionally consolidated pasis including the Group's share of joint vontures and cxciuding non-cont-olling interasts

1. Where occugrers have entereg CvA or administration but arz still hale for rates, these are treated as occupred, If units in administration are treated as vacant,

then the occupancy rate for Retail weould reduce from 87.3% to 96 8%

2. Like-for-like excludes the impact of surrender premia, CVAs & admins and provisions For debtors and tenant rncentives.

Retail & London Urban Logistics
operational review
Operational performance

We have achieved record leasing velumes this year with 2.4m

sq ft of deals signed, of which half was at our Retail Parks.
Deals completed over the year were 18.8% ahead of ERV
and 8.8% below previous passing rent. Occupancy is high
at 87.3% and 98% of FY23 rent was collected. Like-for-like
income was up 5.3%.

Weighted average |lease length remained at 4.6 years.

Wa had 375,000 sq ft of rent reviews that were agreed
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 ar@ "the best” or “better than
most” other retail providers based on a survey of 725

retail store managers.

Retail Parks

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

Notable deals included 37,000 sg ft to inditex (Zara)

at Glasgow Fort, where they doubled their footprint and
28,800 s5qg 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 Woking and Farnporough. In addition, we have
introduced new brands at our Retail Parks, including Pets
Corner at Whiteley anag Black Sheep Coffee at Broughton,
who are due to open their first aver store on a retail park
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Shepping Centres

We continue to actively manage our Shopping Centres
improving occupancy and driving rents forward. We have
completed 891,000 sq ft of deals across this part of the
portfolio, on average 7.7% beiow previous passing rent
but 18.5% ahead of ERV.

Notable recent deals have included 9,300 sq ft to Watches
of Switzeriand 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 into office space for their new Headguarters,

Footfall and sales are now close to pre-pandemic ievels as
set out below:
T 3 Apri 2022 - 26 March 2023

Benchmark

L Y% OFf 2019 autperformanae’
Footfall S
- Portfolic 95.6% 858 bps
- Retail parks 99.9% 284 bps
Sales o

- Portfolio 108.4% n/a
~ Retail parks 109.1% n/a

1. Compared to the egquivaleat weexs in 2019
2. Foatfall aenchmark' Soringnoara
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Al Retail Park,
Biggleswade
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PERFORMANCE REVIEW continucd

London Urban Logistics

in London Urban Logistics we've built 2 2.9m sq ft pipeline
with a GDV of £13bn. 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
o o o o ERV Let &
Current Costto under

Sq ft Value  complefe ERV offer

At3\March2023 00 fmo T JEm_ Em_

Committed 1,817 648 488 65.7 25.1

Near term 1,800 245 947 85.0 -

Medium term 87394

Total pipeline 11,811 893 1,435 150.7 25.1

On a greportionally consohdateo bases including tne Geouo's share of joint
vartures (excopt area which 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 cur Campuses and
around 15% on our London Urban Logistics developments.
Altogether, we expect our development pipeline to deliver
profits of around £1.7bn. Our experience has demonstrated
that some of our best performing developments are those
which were progressed during pericds of uncertainty because
they were delivered into supply constrained markets Against
a backdrop of rising inflation and given broader market
uncertainty, development valuations were down 15.7% driven
prirmarily by cutward yield shift and the disproportionate
impact that this has on residual land valuations,

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

We are currently on site with 1.8m sq ft of space, which will
target BREEAM QOutstanding (for offices) and Excellent (for
retail) delivering £65.7m of ERV with 38% already pre-let or
under offer. Excluding build to sell residential and retall space
which we will let closer to completion, we are 46% pre-fet or
under offer by ERV. Total development exposure is now 5.5%
of portfolic 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 British Land Company PLC 00621920

Committed developments

Qur committed pipeline stands at 1.8m sq ft with one

naw commitment made this year at 3 Sheldon Square.

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

1 Broadgate (544,000 s ft) is on track to be both BREEAM
Qutstanding and MABERS 5*'. The office space is fully pre-let
or under option to JLL and Allen & Overy, four years ahead
of practical complation, demonstrating the heightenad
demand for best in class, sustainable buildings. Norton
Folgate (335,000 sqg ft) is on track to complete later this year
and we have fet 114,000 sq ft to Reed Smith, which is one-
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 materials. The building
will be all electric, including the installation of air source
heat pumps, which will reduce operational energy demand
by over 40%. The building is already 65% let to Virgin Madia
02, which signed 83,000 sqg ft for their UK Headquarters in
February 2023.

At Canada Water, we are on site at the first three buitdings
covering 578,000 sqg fi. The Founding (previously Al}is a

35 storey tower, including 186 homes and 121,000 sq ft of
workspace,; practical completion is targeted for Q4 2024,
The Dock Shed includes 181,000 sq ft of workspace as well
as a naw leisure centre and Raobersts Close camprises 79
affordable homes. We are targeting BREZAM OQutstanding on
all the commercial space, BREEAM Excellent on retail and a
minimum of HGM One 4*° for private residential. The London
Borough of Southwark will take awnership of Roberts Close
on completion and have part-funded the leisure centre in A2

Phase 2 at Aldgate Place is our first build to rent residential
scheme. It comprises 159 premium apartments with 19,000
sq ft of office space and 8,000 sq ft of retail and laisure
space. It is well located, adjacent to Aldgate East and
between the Crossrail stations at Liverpool Street and
Whitechapel. Completion is expected in Q2 2024,

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

1. NABERS measures tne engrgy cfficiency, water usage. waste managoement ant imoaor envi-onmeant quality of a ouilzing or tenancy and its impact o0

the pavironment

2. The Home Quality Mark s an indeoeagently assessed certification scremo for new nomas, wita a simpla star rating oased on a home's design, Constracton ana
sustanazility Every nome with an HQM certificate meets standaras that are sigrificantty mighes than minmum stangarss siecn as Bulloing Regulat:ons
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Committed Developments

" BL share
Asat 31March 2022 o .. .. Sector %
The Priestley Centre Office 100
MNorton Folgate Cffice 100
3 Sheldon Square Office 25
Aldgate Place, Phase 2 Residential 100
1 Broadgate Office 50
Canada Water?
Roberts Close (Plot K1) Residaential 50
1-3 Deal Parters Way (Plot Al) Mixed Use 50
The Dock Sned (Plot A2) - Mixed use

Total Committed

50

100% sq ft

‘000

a3
335
140
137
544

62
270
246

1,817

Ine B3ntish Land Comeany PLC Q0621920

"PC Calendar | ERV
Yeat £m

Q4 2023 3.2
Q4 2023 238
G12024 2.5
G2 2024 6.4
Gz 2025 20.7
Q3 2023 -
Q4 2024 36
Q42024 5.5
65.7

" Forecast IRR

LA

14

5
18
&
7

blended
10

Rebasad IRR
o

%

21
4
17
10
12

blended
13

1. Estimated headime rental value net of rent payaple unaer head leases {oxcluding tenant incentives).
. The Londan Baroughi of Southwark has confirmed tney will not be investing i Paase 1, but retain t1e right to particinate in the development of subseguent plots

[

up t2 3 maximum of 20% with their returns pro-rated accordingly.
Forocast IRRs reflact the land value at the point of commitments.
Rabased IRRs refiect current site values.

B

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

Our near term pipeline covers 1.8m sq ft. The largest scheme
is 2 Finsbury Avenue, where we have planning consent for
a 747,000 sqg ft best in class, sustainable office building at
Broadgate. Although the development is not committed,
we have commenced demolition and basement works to
maintain optionality. In addition, The Peterhouse Western
Expansion, adjacent to the Peterhouse Technology Park,
has consent 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 inciudes our first three London
Urban Logistics developments. We recentiy 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
211,000 sq ft of consented office space above it. We also
submitted planning for two multi-storey, last mite logistics
hubs at Mandela Way and Verney Road in Southwark,
totalling 344,000 sq ft. These schemes have IRRs of above
20% and will provide fiexible space for a range of customers.

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

London Urban Logistics opportunities account for 2.9m sa ft
of near and meadium term opportunities. This includes Thurrock,
whare 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 sq ft. At Hannah Close in Wembley,
there is potential to deliver 668,000 sqg ft of well located,
multi-storey urban logistics space, within the M25 and we

will be submitting planning for a last miie logistics hub at
Finsbury Square in the City of London later this year.
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Canada Water Dockside

Imags s @ TG/

CANADA WATER
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Printworks London,
Canada Water

Printworks Park,
Canada Water

Imago 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 tec London Bridge, the Wast End, the City
and Shoreditch, The Masterplan will deliver around 2m sq ft

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

Year onded

31 March 2022

Underiying Profit? £247m
Underlying sarning per share?? 28.3p 27.0p
IFRS (oss)/profit after tax £(1,039)m £9B65m
Dividend per share 22.64p 21.92p
Total accounting return’ (16.33% 14.6%
EPRA Net Tangible Assets T
per share?? 588p 730p
ERPRA Net Disposal Value

per share?$ 506p 706p
IFRS net assets - £5,525m £6,768m
LTV#28 ) ' | 36.0% 329%
Net Debt to EBITDA (Group)*’ 6.4x 7.9x%
Net Debt to EBITDA

{propartionally consolidated)** 8.4x 9.7x
Weighted average intercst rate 3.5% 2.9%
Fitch unsecured credit rating A A

1

L

Prigr yoar comparatives nave boen restated for a changs in accounting
policies i rospect of restal concassians and tonant adeposits (as dsclosas
i Note 1 of the financial statements).

See Note 2 witmin financial statemants for definition ane calculation

See Taole B witnin suoplementary disciosuras far reconciliationsg 1o

iFRS muotrcs.

See Note 17 witnin tne financ:al statements For definmon, calcutatnion and
referonce to IFRS metrics

On a proportionally consolidated basis including tne Graup's share of joint
ventures ana excluding non-controlling interasts

. EPRA Loan to value 1s cisclosed 1n Tabia £ of tne financial statements
. Not Deot to ER TOA on 2 Groun bass excludes non-recourse ana joint

venture corrowings, and includes distrioutons from joint vantures ana
nAN-reCourse CeMPaTICs
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Overview

Operational performance centinued 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
Underlying earnings per share (EP3) 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 1.04p per share, resulting in a full year dividend of 22.64p,
up 3.3%. The growth in the dividend is lower than Underlying
EPS growth due to the impact of the rental concession
restatement in the prior year.

IFRS loss after tax for the year was £1,039m, compared with
a profit after tax for the prior year of £965m. The movement
year-on-year primarily reflects the downward valuation
mavement 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 falien 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 1o value (LTV) on a proportionally consolidated basis
increased by 310 bps frem 32 9% at 31 March 2022 to 36.0%
at 31 March 2023, reflecting the valuation declines noted
above and capital expenditure on our committed pipeline.
This was partially offset by the sale of a 75% interast 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 proportienally consolidated
basis decreased by 1.3x to 8.4x, improving as a result

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

We completed £1.4bn (EQ.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 revolving credit facilitias (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 ioan facility to fund specified infrastructure works at
Canada Water following the formation of the joint venture.
For this joint venture we completed a £150m Green
development loan facility for Canada Water, Phase 1 and

for the Paddington joint venture we completed a £515m

lean 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 cost bank
RCFs with the proceeds of the Paddington transaction, as
well as the impact of rising market rates. The impact on our
interest costs is limited by our hedging which includes swaps
to fixed rate and caps where the strike rates are now below
current SONIA. The interest rate on our debt is 97% hedged
for the next year and 76% of our projected debt is hedged
on average over the next 5 vears.

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

Wa ratain significant headroom to our debt covenants, meaning
the Group could withstand a fall in asset values across the
portfolic 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 Stabie Outliook, inciuding
the senior unsecured rating at 'A’.

Underlying Profit for the year ended
31 March 2022"

Like-for-like net rent o - TTTTSH
CVAs, administration and provisions for debters
and tenant incentives -

Net divestrment (n
Developments 12
Net finance costs & fee income o (5)

Underlying Profit for the year ended

31 March 2023 264

1 Prior year comparatives nave been restated for a change in accounting
policy in respect of rental concessions (as disclesed in Note 1 of the
financial staterments)

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.

Tne Brtish Land Comoany PLC 00821320

Net capital activity decreased earnings by E1lm in the year.
This reflacts a £20m decrease from the £1.2bn disposal of
mature assets {primarily the sale of a 75% interest in the
majority of our assets in Paddington Central) over the last
24 months, offset by the £0.9bn of acquisitions in Retail
Parks, Urban Logistics, and innovation opportunities

which resutted in a £9m increase to earnings.

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

Presentation of financial information and alternative
performance measures

The Group financial staterments are prepared under IFRS
(UK-adopted Internationa!l Accounting Standards) where
the Group's interests in joint ventures are shown as a single
line item on the inceme statement and balance sheat and all
subsidiaries are consolidated at 100%.

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

A summary income staterment and summary balance

sheat which reconcile the Group income statement and
balance sheet to British Land’s interests on a proportionally
consolidated basis are included in Table A within the
supplementary 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 additiona!
informative measure of the underlying recurring performance
of our core property rental activity and excludes the non-
cash valuation movement on the property portfolio when
compared to IFRS metrics. It is based on the Best Practices
Recommendations of the European Public Real Estate
Association (EPRAY which are widely used alternate

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

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

Loan to value (proportionally consolidated) and Net Debt

to EBITDA are monitored by managament as key measures
of the level of debt employed by the business to meet its
strategic objectives, along with 2 measurement of risk. it also
allows comparison to other property companies who similarly
monitor and report these measures. The definitions and
caiculations of |oan 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 vear
to 31 March 2022, 3 £29m surrender premium payment and
a £12m reclassification of foreign exchange differences were
excluded from the calculation of Underlying Profit (see Note
2 of the financial statements). There was no tax effect of this
Company adjusted item.

31 March It March
2023 2022'
Year ended . S . Sesten Em  Em
Gross rental income 493 493
Property operating expenses o - @an (6.8
Net rental income 12 4486 425
Net fees and other income 18 3
Administrative expenses 13 (B9) {893
Net financing costs 14 [qhib] 102y
Underlying Profit ' 264 247
Underlying tax 3] 4
Non-controlling interests in
Underlying Profit 1 2
EPRA and Company adjustments’ (1,303 712
IFRS (loss)/profit aftertax 2 (1,039) 965
Underlying EPS 11 28.3p 27.0p

IFRS basic EPS
Dividend per share

2 (12.0)p 103.8p
3 22.64p 2192p

1 Prior year comparatives have been restated for a changeo 11 accounting
pahcy inrespect of rental concassions (as disclosed 11 Note 1 of the
financial statemeonts).

2. EPRA agjustmonts consist of investment and develooment pragerty
revaluations, gains/losses on investment and tracing property disposals
changes in the fair value of financial instruments, associated close out costs
and related deferred tax. Company adjustments consist of items whizh are
consiaered to be unusual and/or significant by virtue of therr size or nature
These items are oresented i the "camital and other column of tre
consolidated Income statomant

1.2 Underlying EPS

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

Emr
Net rental income for the year ended 31 March 2022" 425
Disposals (25)
Acguisitions 12
Developments 13
Like-for-like net rent 21

CVAs, administrations and provisions for debtors and
tenant incentives -

Net rental income for the year_e'ﬁ_a;é"i}'ﬂ'a'i'ch 2023 446

T Prior year comparatives have been restated for a change in accounting
policy 1n respect of rental concessions (as disclosed i Note 1of the
Enancial statements).
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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. Acguisitions have increased net rents by
£12m, primarily as a result of the purchase of retail parks

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

Like-for-like net rental growth across the portfolio was 5.9%
in the year, adding £217m to net rents.

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

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

net F6m credit recognised in the year. We've made good
progress on prior year debtors; the £72m of tenant debtors
and accrued income as at 31 March 2022 now stands at
£23m, primarily driven by cash collection and negotiations
with occupiers. As of 31 March 2023, tenant debtors and
accrued income totalled £48m of which E36m (ar 75%)

is provided for.

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

1.3. Administrative expenses

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

a higher fee inceme from tha new Canada Water and
Paddington jeint ventures.

1.4. Net financing costs

Em
Net financing costs for the year ended 31 March 2022 (102)
Net divestment 2
Developments [¢)]
Market rates (8)
Financing activity (23

Net financing costs for the year ended 31 March 2023 (111)

Net financing costs increased overall by £9m in the year.
Net divestment reduced financing costs by £2m; disposals
of £1.2bn over the last 24 months reduced costs by £5m,
partially offset by acquisitions made over the same period.
Developments increased financing costs by £1m, as interest
is no longer capitahsed 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 our
financing costs, particutarly over the secand halif of the year.

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

2. IFRS loss after tax

The main differences between 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 proportionally consolidated basis within Underlying Profit.

Balance sheet

Asot e
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
Non-controlling interests
Other EPRA adjustments?

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

basic EPS was (112.0)p, compared t¢ 103.8p in the pricor year.
The IFRS loss after tax for the year primarily reflects the
downward valuation movement on the Group's properties

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

the interest rate on our debt) and the Underlying Profit

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

OQur dividend is semi-annual and calculated at 80% of
Underlying EPS based on the most recently completed
six-month period. Applying this policy, the Board are
proposing a final dividend for the year ended 31 March 2023
of 11.04p per share. Payment will be made on Friday 28 July
7023 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.

" 31March 2023 31 March 2022

Saction . ___Er_r]__"___ £m

o 8,807 10,478

o S 141 104
- 9,048 10,580
(290) (316)

6 (3,221) (3,458)

I e,y -

’ 5,487 6,806

. 4 S588p  73Cp

13 15

, I 25 LD
5 5,528 6,768

Proportionally consolidated basis

1 Prior year comparatives have been restatad for a change in accounting policies in respect of rental concessions and tanant depasits (as disclosed in Note § of the

financial statemants),

2, EPRA Net Tangible Assets NTA is a oroportionally consolidated measure tnat 1s based on IFRS nat assets excluding the mark-to-market on derivatives and
relatod debt adjustments, the carrying value of mtangivles, the mark-to-market on the convertible bonds, as well as deferred taxation on praoerty and derivative
valuations, The metric inciudes the valuation surplus 01 trading propertics and 1s adjusted for the dilutive iImpact of share options. Datails of the EPRA adjustments

aro Incluaded in Taile B within the supplementary disclosures.
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EINANCIAL REVIEW continued

4. EPRA Net Tangible Assets per share

EPRA NTA per share at 31 March 2022

Valuation performance 147)
Underlying Profit 28
Dividend S . 2]
EPRA NTA per share at 31 March 2023 588

1. Prior yoar comparative has pecn restated for a change 1n accounting policies
in respect of rental concessions and tenant geposits (as disclosea in Note 1 of
the financial statements).

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

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

Valuations in Retail & London Urban Logistics were down
10.9% overall, with cutward 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
vield expansion of 187 bps but the combination of strong
occupational demand and acute undersupply of space

has driven ERV growth of 29.4%.

S. IFRS net assets

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

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

_Em

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

Acquisitions (173)
Developments (276)
Capex (asset management initiatives) (51
Net cash from operations 240
Dividend (213
Other (22)
Adjusted net debt at 31 March 2023 (3,221)

1. Adjusted net cobt is a proportionaily consolidated measure. it represents
the pringipal amount of gross debt, less cash, shert term deposits and hquid
investments and s usad In the calculation of propartionally consolidated
LTV and Net Debt to EBITDA. A raconcibation between tna Group net debt
as discioscd in Note 17 to the financial statements and adjusted net doot is
included in Table A witnin the supplementary disclosures.

Disposals net of acquisitions decreased debt by £532m
whilst development spand totalled £276m with a further
ESTm on capital expenditure related to asset management on
the standing portfolio. The value of committed developments
is E648m, with £488m costs to come. Speculative development
exposure is £.0% of ERV (ncludes space under offer) There
are 1.8m 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 t¢ value®

Net Debt to EBITDAS

Weighted average interest rate

Interest cover

Weighted average maturity of drawn debt

T=e British | and Company PLC CCB21920

- o C por -(:-:-la!ry 59'150}[@&*-96 N
StMar 2023 41 Mar 2022 31Mar2033 31 Mar 2022
£2,065m £2.504m £3,221m £3,458m
£2,250m £2.562m £3,448m £3,648m

27.4% 26.2% 36.0% 32.9%
6.4x 7.9%x 8.4x 9.7x
2.9% 2.4% 3.5% 2.9%
5.4x% 5.6x 3.4x 35

56 years ©66vyears B.9years 6.5 years

1. Prior year comparatives have been restatad for a change in accounting policy in respect of rental concessions and tenant deposits (as aisclosed in Note 1 of the

financial statements).

2. Group data as presented in Mote 17 of the financial statements. The proportionally consohdated figures include the Grouo's share af joint ventures' net debt and
represents the principal amount of gross deot, less cash, short term deposits and hguid Investments.

2 Mote 17 of the fiinancial statements sets out the calculahon of the Grouo and proportionally consolidated LTV and Net Debt to EBITDAL

4. Net Debt to FR:TDA on a Group basis excludes non-recourse and joint venture porrowings. ana includes distributions from non-rocourse comganies and

joint ventures.

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

Qur proportionally consolidated Net Debt to EBITDA

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

net disposals in the year and growth in underlying earnings.
For the Group, the Net Debt to EBITDA ratio decreased
from 7.9x to 6. 4x.

Qur waighted average interest rate at 31 March 2023 was
3.5%, the same level as September 2022, up from 2.9% at
March 2022, The increase during the first half of the year

was primarily due to disposals, Including the new Paddington
joint venture in July, with the proceeds being used to repay
our revolving credit facilities which were then at 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 1o
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 our 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 facitities.

For British Land, we arranged several new and extended
bilateral 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 to 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 also extended
another £100m RCF for a further year to mature in 2028 In
March, we agreed with Homes England the continuation of
the £100m loan facility to fund specified infrastructure works
at Canada Water following the formation of the joint venture.

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 Creédit
Agricole Corporate & Investment Bank provided the loan
and the related interest rate hedging, and acted as Mandated
Lead Arrangers and Green Loan Advisers. The lcan 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, aligned with our other ESG linked RCFs and linked to
our sustainability strategy. Together with the £150m Green
development loan facility for the Canada Water joint venture,
we have raised £525m of ‘Green’ and ESG linked finance

this year.

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

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

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

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

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

Our strong balance sheet, established and new lender

relationships, access to different sources of finance and
flexible ligquidity enable us to deliver on our strategy.

-

Bhavesh Mistry
Chief Financial Officer
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FINANCIAL REVIEW continves

Exchange Square,
Broadgate
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FINANCIAL POLICIES AND PRINCIPLES

FINANCIAL STRENGTH

AND BALANCED

Qur sound financial feoting enables us
to respond to market challenges and
positions us to pursue opportunities.

Leverage

Qur use of debt and equity finance balances the benefits

of leverage against the risks, including magnification of
preperty 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 excluding any non-contrelling interests}. At 31 March
2023, proportionally consolidated LTV was 36.0% and the
Group measure was 27.4%. The ratio of Net Debt to EBITDA
is also a measure of laverage, based on earnings rather than
valuations and we consider this cn both a proportionally
consolidated basis and Group basis (excluding non-recourse
borrowings). At 31 March 2023, our proportionally conselidated
Net Debt to EBITDA was 8.4x and the Group measure was
6.4x. Qur leverage on these metrics is monitored in the
context of wider decisions made by the business. We
manage our LTV through the property cycle such that our
financial position remains robust in the event of a significant
fall in property values. This means we do not adjust our
approach to leverage based cnly on changes in property
market yields. Consequently, our LTV may be higher at the
low point in the cycle and will trend downwards as market
yields tighten.

Debt finance

The scale of our business, combined with the quality of

our assets and rental income, means that we are able to
approach a diverse range of debt providers to arrange
finance on attractive terms. Good access to the capital and
debt 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. Qur joint
ventures that choose to have external debt, and Hercules
Unit Trust, are each financed in 'ring fenced’ structures
without recourse to British Land far repayment and are
secured on their relevant assets. Presented on the following
page are the five guiding principles that govern the way
we structure and manage debt.

APPROACH

Monitoring and controlliing our debt

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

Managing interest rate exposure

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

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

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

The hedging required and use of derivatives is managed

by a Derivatives 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 our 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

Our 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 wilt fully hedge the foreign

currency exposure,
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FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles
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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 our business and, where appropriate, those of our joint
ventures. The scale and guality 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 dabt investors. We aim to avoid reliance on partrcular 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
atone. We work to ensure that debt providers understand our
business, adopting a transparent approach to provide sufficient
disclosures to enable them to evaluate their exposure within the
overall context of the Group. These factors enhance our proposal

Lo debt providers, and i the last five years we have arranged £4 1on

(British Land share £3.2bn) of new finance in unsecured and secured
loans and US Private Placements, incluchng £15bn of Green/ESG-
linked finance We also have existing long-dated debentures and
securitisation bonds. A European Medium Term Note programme

is maintamned to enable us to access the Sterling/Euro unsecured
bond markets, where we have one outstand:ng Sterling bond, and
our Sustainable Finance Framework enables us to issue Sustainable,
‘Green' and/or Social finance, whean it is approprnate for our business.

£3.4bn in over 20

total drawn debt (proportionally debt instruments
consalidated)

2. Phase maturity of debt portfolio

The maturity profile of our debt is managed with a spread of
rapayment dates, cuarrently between one and 15 years, reducing our
refinancing risk in regard to timing and market conditrons. As a result
of our financing and capital activity, we are ahead of our preferred
refinancing date horizon of not less than two years. in accordance
with our usual practice, we expect to refinance facilibes in advance
of thewr maturities

5.9 years

average drawn debt maturity (proportionally consolidated)

3. Maintain liquidity

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

of undrawn, committed, unsaecurad revolving kbank facilities These
facilities provide financial hquidity, reduce the need te hold resources
in cash and deposits, and minimise costs arising from the difference
hetween borrowing and daposit rates, while limuting credit exposure
Waea arrange these revolving credit facilities in excess of our committed
and expected requirements to ensure we have adequate financing
availability to support business requirements and new opportunities,

£1.8bn

undrawn facilities

4, Maintain flexibility

Our facilities are strugctured to provide valuable flexibility

for investment aclivity execution, whether sales, purchases,
developments or asset management initiatives. Unsecured revolving
credit faciities provide full operationat flexibility of drawing and
rapayment (and cancellation if we require) at short notice without
additional cost. These are arranged with standard terms and financial
covenants and generally have initial maturities of five years (with
extension options). Alongside this, our secured term debt in long-

standing debentures has good asset secunity substitution nights,
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

We use both debt and eguity financing. We manage LTV through the
proparty cycie such that cur financial position would remamn 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 yialds.

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

Our interest rate profile rs 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 unsecured credit rating 'A’, long
term IDR credit rating "A-', and short term IDR credit rating 'FY.
affirmed by Fitch dur:ng the year with Stabkfe outtook.

36.0% 8.4x A

LTV Nat Debt to senior unsecured
(proportionally EBITDA credit rating
consolidated) (proportionally

consolidated)




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
Placemants 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 alf of
the Group's unsecured debt. These covenants, which have
been consistently agreed with all 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 no income or interest cover covenants on any of
tha unsecured dabt of the Group. The Unencumbered Assets
of the Group, not subject te 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
banefit from the surplus value of thase 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 additicn,

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

Unsecured financial covenants

Asadvercn S
Net Borrowings to Adjusted Capital and Reserves

Net Unsecured Borrowings'to Unencumbered Asseiér
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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
cnce. We use our rights under the debentures to actively
manage the assets in the security pool, in line with thease
cover ratios.

Herculas Unit Trust has two bank loans maturing in
December 2023 arranged for its business and secured

on its property portfelios, without recourse to British Land.
These lgans include 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 loans,
according to the reguirements of the business of each entity.

The securitisations of Broadgate (£1,099m) and Meadowhall
(F482m) 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
ane times cover); there are no LTV default covenants. These —
sacuritisations have quarterly amortisation with the balance
outstanding reducing to approximately 20% to 20% of the

original amount raised by expected final maturity, thus

mitigating refinancing risk.

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

The Paddington joint venture has a secured E£515m bank loan
which includes I.TV and interest cover ratio 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 ioan
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,
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MANAGING RISK

MANAGING RISK
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IN

DELIVERING OUR STRATEGY

For British Land, effective risk management is
fundamental to how we do business. |t directly
informs our strategy and how we position

the business to create value whilst delivering
positive outcomes for all our stakeholders on
a long term, sustainable basis.

Our key activities in the year
The Group's Board and key Committees have overseen cur
response to the macroeconomic challenges and the wider
impacts on our markets, portfclio strategy, development
programme and ocur 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.

- Good progress with roadmap of readiness 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 registers
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 alt 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
deliver performance improvements across cur paortfolio.

- Carried out & double materiality assessment to identify
and assess the impact of the most material £5G issues on
our business as well as the impact on cur key stakeholders.
The outcomes of this were integrated into our risk
management and influence both our pusiness activities
and Sustainability Strategy.

-~ Improved reporting of Heafth and Safety key risk
indicators including benchmarking against best practice.
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Qur priorities for 2023/24
Continue to clesely monitor the external environment
and support the business through managing the
risks arising from the macroeconomic environment

- Continue to deliver on our roadmap of readiness
activities for the UK Government's proposed corporate
reforms, including finalising mapping cof our financial
reporting processes as well as assurance mapping.

- Effective risk management of our key cperational
risks including development, health and safsty, our
partnerships with third parties and our accupier risks.

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

-~ Continue alignment with the ISO 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 cantro!
framework that enables us to effectively identify, assess

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

could threaten solvency and liquidity, as well as to identify
emerging risks. Qur approach is not intended to eliminate risk
entirely, but instead to manage our risk exposures within our
appetite for each risk, whilst at the same time making the
rmost of our opportunities.

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

control system during the year.

The Executive Directors and Risk Committee {comprising

the Executive Committee and senior management across the
business, chaired by the Chief Financial Officer) have overail
accountability for the management of risks across the business.
Principal risks are evaluated and monitored by the Risk and
Audit Committees, with apgropriate 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 contrels across the Group's nperations, culture and
deacision-making processes.

The effective day-to-day management of risk is embedded
within our operational business units and is integral to the
way the Group conducts business. This bottom-up approach
allows potentiaf risks to be identified at an early stage and
escalated as appropriate, with mitigations put in place to
manage such risks.
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Each business unit has a designated risk representative and
maintains a comprehensive risk register. Significant changes
to the risk register are reviewed by the Risk Committee, and
we formally report on the significant and emerging risks to
the Audit Committee every six months. Internal Audit acts
as an objective assurance function by evaluating the
effectiveness of our risk management and internal

control processes, through independent review.

Through this approach, the Group operates a ‘three lines
of defence’ model of risk management, with operational
management forming the first line, the Risk Committee
and intarnal 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,
rasponding quickly to changes in our risk profile and having a
strong risk management culture amaongst all employees with
clearly defined roles and accountability. Our organisational
structure ensures close involvement of senior management
in all significant decisions as wel! 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 i
internal Strategic risk management Operational risk management Manitor KRIs
Audit provides and controls
assurance on [ Board/Audit Committee/ESG Committee | and take
effectiveness - - - - appropriate
of risk Review external environment Assess effectiveness of risk management 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 ]

ldentify principal risks

Direct delivery of strategic actions in line
with risk appetite
Monitor key risk indicators

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

] Business units ]

Execute strategic actions
Report on key risk indicators

Report current and emerging risks

|dentify, evaluate and mitigate operational
risks recorded in risk register
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MANAGING RISK conimusd

Our risk appetite

Cur 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 cur strategy. Cur risk appetite is cascaded
throughout the business by being embedded within our
poticies, procedures and internal controls,

We have identified a risk dashboard of key risk indicators
(KR!s) for each principal risk, with specific tolerances to track
whether our risk exposure is within our risk appetite or could
threaten the achievement of cur strategic priorities, The 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 availabte,
and focus on the most significant judgements affecting our
risk exposure, including: our investment and development
strategy; the level of occupational and development
exposure; our sustainability risks; our financial resilience;
and our key cperational business risks (as illustrated in

the principal risks table on pages 51 to 60).

Whilst our appetite for nsk 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 delivering long term sustainable value.
The Board has reviewed our risk appetite in light of the
cantinued macroeconomic uncertainty and confirmed that
our current risk appetite is appropriate. In summary, our
appetite for financial and compliance ralated risks remains
low, whilst our appetite for praperty and operational related
risks is moderate, reflecting our strategy of sourcing value
add opportunities, developing and actively managing our
portfolio, and recycling capital.

Significant factors which contribute to our balanced

appetite for risk across our business include:

- Diversified business model focused on prime, well-
located Campuses and Retail and London Urban
Logistics assats.

- Disciplined approach 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 liquidity position.

- Diverse occupier base with strong covenants.

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

The Group’s risk profile has been elevated during the

year due to the volatile geopolitical environment and a
deterioration in macroeconomic conditions, although the
risks associated with the Covid-19 pandeamic have lessened.
The key macroeconomic challenges this year include rapidiy
rising interest rates, heightened inflation compounded by
the impact of the an gaing war in Ukraine and the risk of
recession. The Board and key Committees have overseen
the Group's response to the impact of these ¢hallenges on
our business and their wider economic influences throughout
the year.

We have setf out in the principal risks table the main adverse
impacts of these challenges and the actions we have taken
to mitigate them. These include operational and financiai
challenges for our occupiers, reduced demand for our
assets in the investment market, in¢creased 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
resiliance, 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.
Qur health and safety management system was
re-certified under ISC 45001

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

- Environmental risks and cpportunities including EPC
rating of cur assets

- Development risks including closely maonitoring
construction cost inflation and the covenant strength
of vur major contractors and subcontractors.

- Procurement and supply chain risks,

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

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




Our principal risks and assessment

Qur risk management framework is structured around the
principal risks facing British Land. We use a risk scoring
malrix 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 likelihood and potential impact on our business.

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

risks relate to our capital allocation, development, customers,
sustainability and 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, inciuding
those that would threaten its business model, future
performance, solvency 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 vear.

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

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

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

page 47. Emerging risks are those risks or combination of
risks which are often rapidly evolving and for which the
impact and likelihood are not yet fully understood, aibeit,
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
manitor them. All risk representatives and members of
the Risk Committee are challenged to consider emerging
risks and this is supplemented by formal horizon scans by
the Risk Committee, as well as forming part of our annua!
strategy raview process. While emerging risks relating to
structural market changes, inflationary pressures, climate
change, fire safety and skills shortages are already
considered within our principat risks, we are also
continuing to monitor a number of longer term trends
including advances in technolegy (such as artificial
intelligence), de-globalisation, suburbanisation, supply
chain resilience, regulatory and legisiative changes and
energy security. Later this year, we are also holding an
emerging risks workshop together with our internal
auditors ta help identify and prioritise the key threats
and opportunities around emerging trends that have

the potential to impact our business and how these

risks can be better monitored and addressed.
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Principal risks
assessment

The risk assessment of our principal
risks at March 2023, as dispiayed in
our risk heat map, has been adversely
impacted by the volatile UK economic
and political landscape in the year.
Consequently, several principal risks
have increased compared to FY22;
largely in therr hkeithood, 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 driver the increase are
subsiding which we anticipate will
lower the eievated risk assessment
of several principal risks looking
forward, albeit is too early to
conciude this at this stage and we
will continug to actively monttor.
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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
property and financing markets and te the businesses
of our customers which can impact both the delivery of
our strateqgy 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 macroeconomic 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 KRIs), as well as
central bank guidance and government policy

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

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

- Forecast GDP growth, inflation and interest
rate forecasts.

- 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. {t 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
response to the impact of the macroeconomic environment
on our businass during the year, and whilst the cutlook for
the UK economy has improved more recently, we remain
mindful of the angoing macroeconomic challenges. In
response, we have increased the regularity of our economic
outiook assessments to assess their conseguences on our
strategy and are taking actions which we deem appropriate.
We are proactively managing our business by taking a
risk-managed approach in terms of capital allocation and
maintaining a strong financial position. In particular, we are
managing our development risk by fixing costs and taking a
measured approach to progress our pipeline as and when the
time is right. Alsc, we are actively managing our financing
risk, and maintain access to a diverse range of sources of
finance with a spread of repayment dates, along with the
use of hedging to mitigate against rising interest rates.

Qpportunity

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

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

Key: Chango = rsk assessmao

- Increase No change

frorm last yoar

Decrease
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PRINCIPAL RISKS continued

External principal risks continued
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2. Political, lLegal 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 cccupational 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
political direction.

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

How we monitor and mitigate the risks

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

- internally we review and monitor proposals and emerging
pcolcy 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
nroperly briefed on the potential policy and regutatory
implications of political events.

- Where appropriate, we act with other industry participants
and representative bodies to contribute to policy and
regulatory debate. We monitor and respond to social and
political reputational chalienges relevant to the industry
and apply our own evidence-based research to engage
in thought leadership discussions.
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- Monitor changes within the geopolitical environment,
UK policies, faws 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, continued geopolitical tensions and increased
Government regulation, with both a medium to high impact
and probability.

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

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

Opportunity

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

Key: Crang2 o w54 a33005ment fromast viaar

Increase Mo change Decrease
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3. Property Market Risks

KRIs:

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

Structural changes in consumer and business practices
such as the growth of online retailing and fiexible working
practices (including more working frem 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 outiook present risks and opportunities
which should be reflected in the execution of our strategy
and our capital allocation plan.

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

- We focus on prime assets or those with repositioning
potential and sectors which we believe will be more
resilient over the medium term to a reduction in occupier
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 cur business plan for the effect of changes Iin
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 low vacancy,
areduced development pipeline coupled with demand
gravitating to the best and most sustainable space.
However, rising interest rates have significantly impacted
investor sentiment and structural headwinds remain from
an increased trend in working from home, accelerated by
the impact of Covid-19.

Opportunity

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

-~ QOccupier and investor demand indicators in cur sectors.

- Margin between property yields and borrowing costs.

- Online sales market trends.

- Footfall and retail sales to provide insight into
consumer trends,

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

Retail

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

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

COpportunity

Our Retail portfolio focuses on retail parks, which we believe

is the preferred format for retailers, aligned to the growth of
convenience and compatibility with an omni-channel retail
strategy. Despite the continued challenges in retail, this has
been a strong year for our leasing activity and retailers continue
to recognise we offer some of the best quality space in the UK
We will continue 1o look for acquisition opportunities where we
can create value by leveraging cur scale and our expertise in
asset management

London Urban Logistics

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

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

with supply of the right kind of space highly constrained,
However, as a low yielding 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 Longon, a market with significant demand
and tightly limited supply. The challenging investment market
may create the environment for opportunistic purchases
where our development expertise is a competitive advantage.
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External principal risks continued
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4. Major Events/Business Disruption Risks

KRIs

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

Such incigents couid be caused by a wide range of external
events such as civil 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 valde or income
impairment, ltquidity 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 reviewead and tested.

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

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

- We have robust IT security systems that support data
security, disaster recovery and business continuity plans.

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

Change in risk assessment in year

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

Whilst Covid-18 disruption has eased, the heightened globail
and political uncertainty, exacerbated by war in Ukraine,
could have an impact on the Group's operations and
stakeholders, Specifically, terrorism remains a threat, as is
the risk of cyber security breaches. Our crisis management
team carries out event simulations to test our processes
and procedures in response to major incidents and during
the year this was centrad on a cyber crisis simulation.

Opportunity

The chalienges of the last few years have demonstrated
the resilience of cur business model and our robust crisis
management and business continuity plans. We remain
vigilant to the continued risk from extearnal threats.
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Internal principal risks
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5. Portfolio Strategy Risks

KRis

The Group’s income and capital performance could
underperform in absolute or relative terms as a result of an
inappreopriate 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 inadeguate due diligence
or price competition.

- inappropriate co-investment arrangements.

How we monitor and mitigate the risks
- The Board carries out an annual review of the overall
corporate strategy including the current and prospective

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

- Qur portfolio strategy is determinad to be consistent with our
target risk appetite and is based on the evaluation of the
axternal environment.

- Progress against the strategy and continuing alignment with
our risk appetite is discussed regularly by both 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.

- Wae 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 Committes).

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

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

Change in risk assessment in year

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

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

have influenced cur ability to execute our portfolio

and development strategy at pace, and the rising

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

Opportunity

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

J 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.

- construction timing and costs (including construction
cost inflation).

- rmajor contractor or subcontractor failure.

- adverse planning judgements.

How we monitor and mitigate the risks

- We apply a risk-controlied development strategy
through managing our exposure, pre-letting strategy
and fixing costs,

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

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

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

- Competitive tendering of construction contracts and,
where appropriate, fixed price contracts are entered into.
We measure inflationary pressure on construction
rmaterials and labour costs (and sensitise for a range
of inflationary scenarios) and make appropriate
allowances in our cost estimates and incorporate
within our fixed price contracts.

- Detailed selection and close monitoring of main
contractors and key subcontractors including
covenant reviews,

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

- Early engagement and strong relationships with pianning
authorities. The Board considers the section 172 factors to
ensure the impact on the envircnment and comrunities is
adeqguately addressed.

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

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

- Management of risks across our residential developments,
in particular fire and safety requirements.
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- Total development exposure 12.5% of portfolio
by vaiue.

- Speculative development exposure =12.5% of
portfolio ERV.

- Residential development exposure,

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

- Construction costs infiation forecasts.

Change in risk assessment in year

Our development 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 pipeline. However, construction cost inflation has
moderated down to around 3-4% forecast for this year, from
the peak of 10% in 2022, in line with our expectations. We
are progressing our committed development pipeline, whilst
managing the risks appropriately through a combination of
timing, pre-lets, fixing costs and use of joint ventures. Our
development exposure remains well within our internal nisk
parameters of 12.5% af 5.5% of portfolio gross asset value
We 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 fundamentatl driver of value.
The strength of our balance sheet, our relationships with our
contractors and the experience of our management team
mean we are well positicned to progress our deveiopmant
pipelineg, 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 developmant returns prior to
committing to future developments to ensure we meet

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

KRIs

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

Financing risks include:

reduced availability of finance.

increased financing costs.

leverage magnifying property returns, both positive
and negative.

breach of covenants on borrowing facilities.

How we monitor and mitigate the risks

We regutarly 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 relatiocnships with our key
financing partners

We set appropriate ranges of hedging on the interest rates
on cur 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 refevant organisations
to participate in debate on emerging finance regulations
affecting our business.

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

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

the property cycle such that cur financial positien would
remain robust in the event of a significant fall in property
values. We also consider Net Debt to EBITDA, an earnings-
based leverage metric. With these metrics, we do not
adjust our approach to leverage based only on changes

in property market yields.

we manage our investment activity, the size and timing
of which can be uneven, as well as our development
commitments to ensure fhat 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 consclidated).

- Financial covenant headroom.

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

Change in risk assessment in year

Macroeconomic factors have impacted debt capital markets
during the year, and as such our financing risk has increased
slightly in likelihood. Despite this our balance sheet remains
strong and we retain good access to finance, and as a resuit
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 lavels
and the future outicok 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 macrceccnomic
environment, the scale and quality of our business enables us
to continue to access funds from a range of sources and we
have raised £1.2bn of new finance on good terms in the year.

Opportunity

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

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

Qur Net Debt to ERITDA 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 headroom to ocur Group
unsecured financial covenants.

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

We have strong liquidity with £1.8bn of undrawn, committed,
unsecured revoiving facilities and we have noc requirement to
refinance until early 2026,
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8. Environmental Sustainability Risks

KRIs

A failure to anticipate and respaond 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

op
Th

erations and stranded assets.
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 regufations with specific performance and/or
technology requirements.

overall compliance requirements from existing and
emerging environmental regulfation.

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

How we monitor and mitigate the risks

S8

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

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

The ESG Committee monitors our performance and
management controls, Underpinned by our SBTi climate
targets, our guiding corporate policies (the Pathway to Net
Zero and the Sustainability Brief) establish a series of climate
and energy targets to ensure our alignment with a societal
transition to net zaro that limits global warming to 1.5°C.

Cur property management department cperates an
environmental managemant system aligned with 15G 14001
We continue to hold ISO 1400) and 50001 accreditations at
our commercial offices and run 15O-aligned management
systemns at our retail assets.

Climate change and sustainability considerations are fully
integrated within cur investment and development decisions
and are evaluated by the investment Committee and Board
ir ali investment decisions.

Through our Place Based apwroach to social impact, we
understand the most important issues and opportunities in the
communities around each of cur 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 HMQZ™ on residential. We have also
adopted NABERS UK on all our new office developments.
We undergao assurance for key data and disclosures across
our Sustainability prograrmimae, enhancing the integrity,
quality and usefulness of the information we provide.
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- Energy intensity and carbon emissions. Specifically,
enargy performance certificates.

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

- Portfolio flood risk

B Change in risk assessment in year

Our environmental sustainability risk has remained stable
in the year with both a medium impact and probability.
Overall, the environmental sustainability risk outlook
cantinues to increase in prominence and importance to our
business, our customers and other key stakeholders. Also,
regulatory reguirements and expectations of compliance
with best practice have increased and continue to evolve.

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

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

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

Opportunity

We have a ciear responsibility but also opportunity to
manage our businass in the most environmeantally responsibte
and sustainable way we can. This is integral to our strategy;

it creates value for our business and drives positive outcomes
for our stakeholders. Qur Sustainahility Strategy bas evolved
further by grouping it into three key pillars: Greener Spaces,
Thriving Places and Responsible Choices, which map to

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

KRis

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

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

- informed and skilled recruitment processes.

- tialent performance management and succession 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 is measured through empioyee engagement surveys,
wellbeing surveys, employee turnover, exit surveys and
retention metrics. We engage with our employees and
suppliers to make clear our requirements in managing key
risks including health and safety, fraud and bribery, modern
slavery 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 considered

a medium impact risk with a medium probability.

Against a wider economic background of rising inflation,
increasing energy bills, and the lingering effects of Covid-19
which have been widely felt, like many companies, we have
been experiencing rising wage expectations and an increase
in employee mcbility. Albeit, the competition for talent,
which was until recently very intense, has eased off more
recently. We will continue to ensure we have the right skills
in place across the business and to actively monitor and
promote staff welibeing. During the year we have actively
responded to feedback from previous employee surveys,
and we were pleased to have our highest ever employee
engagement score of 78% in November 2022

Opportunity

We have a broad range of expertise across our business
which is critical to the successful delivery of our strategy
We will continue to assess our employee proposition to
ensure it still delivers what people most value in a changing
labour market. Qur goal is to foster a diverse, inclusive and
ambitious culture so we can develop, attract and inspire
the best people 10 daliver our strategy.

10. Customer Risks

KRIls

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 weil
as potential structural changes to lease obligations.

How we monitor and mitigate the risks

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

- We perform rigorous occupier covenant chacks 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.

- We work with our customers to find ways to best meet their
evolving needs.

- We take a proactive asset management approach ta maintain
a strong occupier line-up. We 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
(including percentage of rent classified as 'High Risk’).

- Occupancy and weighted average unexpired lease term.

Change in risk assessment in year

Our customer risk remains elevated and the risk of future
administrations or CVAs has increased in likelihood and is
considered both a medium to high impact and probability.
We are mindful that higher input prices impact the profitability
of our customers, particularly on the retail side which may
increase the risk of future administrations or CVAs. We are
continuing to collaborate closely with our customers to ensure
we provide them with high 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 collection which was 99% for the year.

Opportunity

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

KRIs

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

- technology and cyber security.
health and safety.

- third party relationships.

- financial crime compliance.

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

How we monitor and mitigate the risks

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

Technology and cyber security

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

- Cyber security risk is managed using a recognised security
framework, supported by best praciice security tools
across our technology Infrastructure, 1T security policies,
third party risk assessments and rmandatory user cyber
awareness training.

Health and safety

- The Health and Safety Committee is chaired by the Head
of Property Services and gaverns the Health and Safety
management systems, processes and performance in terms
of KPfs and reports to the Risk, Audit and CSG Committees

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

- Al our employees must attend Health and Safety training
relavant to thair roles.

Third party relationships

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

- Wae maintain a portfolic of approved suppliers to ensure
resilience within our 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.

- Heaith 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

in its 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 financial ¢rime compliance. We
remain vigitant 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
undertaken across the business.

Opportunity

The Risk Committee oversees and monitors our key
operational and compliance risks acrass the business to
ensure we optimise our operational capabilities and create
efficiencies in terms of our people, processes and technology,
whilst at the same time having appropriate controls to
mitigate the risks. Cur ability 1o manage and operate large
complex property portfolios and developments 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

Ihe Directors have worked consistently over several years to
ensure that British Land has a robust financial position from
which the Group now benefity:

- 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 ne income or interast Cover covenants on its unsecured
debt and has no requirement to refinance until early 2026,

- During the year we comploted £1.4bn (CO.2bn BL share} ol
financing activity inciuding £1.2bn of new finance raised:

- For British Land we agraeed £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 £100m loan facility to
fund specified infrastructure works at Canada Water
following the formation of the joint venture. Hercules
Unit Trust completed a renewal of one of its bank lcans
{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.
These 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
considered to be the optimum balance batween the Group’s
long term business model to create Places People Prefer and
the fact property investment is a long term business. Our
weighted average lease lengths and drawn debt maturities
are in excess of five years (5.7 and 5.9 years respectively at
March 2023). Forecasting greater than five years becomes
increasingly unreliable, particularly given the histonically
cyclical UK property industry.

Assessment of viability

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

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

The principal risks table on pages 51 to 80 summarises those
matters that could prevent tha Group from delivering on its
strategy. A number of these principal risks, because of their
nature or potential impact, could also threaten the Group's
ability to ¢ontinue in business in its current form if they
were 1o occur.

r'he British Land Company PLLC 00621920

The Directors paid particular attention to the risk of a
deterioration in economic outiook which waould adversely
impact property fundamentals, including investor and
occupier demand which would have a negative impact

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

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

- Structural changes to the property market and customer
risk; reflected by an ERV decline, occupancy decline,
increased void periods, development delays, nc new
lattings during FY24 and the impact of a proportion of cur
high risk and medium risk tenants entering administration.

- A reduction in investment property demand to the lavel
seen in the last severe downturn in 2008/2009, with
outward yield shift to ¢.8% net equivalent 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 occurs) reduces from 36% to,
at its lowaest 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 requirement to refinance until early 2026.
In the normal course of business, financing is arranged in
advance of expected reqguirements and the Directors have
reasconable 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. Howeaver, 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 liabilities

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

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

HOW WE ENGAGE
WITH & CREATE
VALUE FOR OUR
STAKEHOLDERS
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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 outcomaes for

all stakeholders.

Section 172 Statement

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

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

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

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

@ Our Customers

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

Why are they important?

Our customers are at the centre of

everything we do, and our success

depends on our ability to understand

and respond to their needs

What matters to them?

- High quality, sustainable space
that fulfils their needs

- Healthy and safe spaces that
promote wellbeing

- Fair and suitable lease terms

How we engage

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

- Reguiar dialogue with leasing, asset
and property management teams

- Annual customer satisfaction surveys

to gain insight into how our places
are performing

- Customer networks across
our Campuseas

- This year we hosted baspoke customer
roundtablas to discuss ESG priorities

and how we can support them to
reduce their energy consumption
and reduce operational costs

Outcomes from engagement

75%

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

Value created

3.4m sq ft

of new space leased in the year

09m sq ft

of additicnal space under offer

! I3 l Our investors

The peopie and institutions who own British Land shares or bonds

Why are they important?

Qur investors play an important role in
helping to shape our strategy: they alsc
help facilitate access to capital, which is

vital to the long term performance of
our business

What matters to them?

- Financial performance, returns and
the dividend

- Strong balance sheet

- Clear strategy and business model

- Leading ESG performance

- Financial risk management,
disciplined capitatl allecation

- Strong leadership and
company cuiture

How we engage

We have an extensive investor
Relations programme to ensure that
our shareholders views are reflected
in our decisicn making. This
programme includes.

- Meetings, roadshows, conferances
and telephone and video calls

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

- Qur Annual General Meeting

- Site visits and investor days

- Investor audit
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Outcomes from engagement

c.50%

of share register met

157

number of investor mestings

Vatue created
%
7%

growth in underlying profitin year

3%

growth in dividend in year
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Our Communities

People who live in and around ocur places as well as

local organisations and enterprises

Why are they important?

Cur places thrive when the
communities in which they cperate
also succeed. By delivering a positive
social impact, we create value for
our stakehotders

What matters to them?

- Places which foster sacial
connections and enhance welibeing

- Education and employment
apportunities

- Access to affordable space

- Contribution to the |ocal economy

How we gngage

We are commiited to making a

long lasting positive social impact

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

- Planning and community forums
- Our Community Funds

- Volunteering and charitable
donations

- Empiloyment and apprenticeship
opportunities

Cutcomes from engagement

16,600

people benefiting from
education partnerships

2,500

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 sustainable, high guality
delivery for the benefit of
all stakeholders

What matters to them?

- Long term, collaberative,
trusted relationships

- New business cpportunities
- Fair commercial and payment terms
- Aligned objectives and values

How we engage

We ancourage open and collaborative
refationships with our supplier partners
Their ceontribution and expertise are
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’

Outcomes from engagement

100%

of suppiiers signed up to Supplier
Code of Conduct

100%

positive feedback from Supplier
Conference event

Value created

98%

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

)

anh Our People
~ra™

Everyone employed by British Land

Why are they important?

Our 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 stakehoiders

What matters to them?

- Diverse and inclusive culture with
strong leadership

- Career progression and
development cpportunities

- Healthy and safe space that
promotes wellbeing

- Fair pay and reward

- Flaxible working practices

How we engage

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

- Internal communications channel
including newsletters and intranet

- Regular team meetings and half
yearly appraisal process

- Annual employee engagement
survey

- CEO breakfast series open to all
employees launched this year

- In parson conversations with
select Board members

OCutcomes from engagement

78%

employee engagement score,
against a target of 72%

74

people received a promotion or
cpportunity to move roles internally

Value created

93%

employees proud to work for
British Land
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OUR PEQOPLE

International
Women's Day

OUR PEOPLE
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All-staff meeting,
York House

All staff meeting,
York House

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.
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OUR PEOPLE STRATEGY

Qur year in numbers

78%

employee engagement score, against
a target of 72%

£347,000

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

7.360

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

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

diversity disciosure rate, against
a target of 80% (85% stretch)

21.9%

gender pay gap

14.2%

ethnicity pay gap

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

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

Ranked 16™ in the top
75 Social Mobility Index
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Qur goal is to foster a diverse, inclusive
and ambitious culture so we can develop,
attract and inspire the best people to
deliver our strategy.

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

Strong employee engagement

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

of Covid-19 which have been widely felt, cur employee
engagement remains strong. Despite the macro challenges
we had our highest-ever employee engagement score of 78%
in November 2022, compared to 68% in January 2022. The
completion rate of the survey was 84% (87% in January 2022).

The rasults show ocur peopie have confidence in British
Land’s teadership and its communication, recognition of
British Land as a great place to work (81%), pride in warking
for the Company (93%), and increased confidence in the
Company’s success. However, we also identified areas that
need improvement, such as career progression and work life
balance. We break down the survey results in multiple ways
to understand as many diverse perspectives as possible. We
look at the results for different departments or specialisms,
length of service, age, gender, ethnicity, sexual corientation,
disability and many other groups of colleagues to seek out
any anomalias or areas where we need to target particular
inittatives. We use the data to focus our action plans.

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

Cur published DE&I Strategy britishland.com/DE! sets out
the path to 2030 for us to improve DE&! of our business,
ensuring that we reflect and understand the people who
work, shop, live and spend time In our places. We have made
substantial progress in DE&I initiatives and regularly update
on the cverall plan to our £5G Committee. In cur most recent
survey 92% of our people felt that diversity is a stated value
or priority for British Land and 82% that British Land invests
time and energy into building diverse teams. British Land has
been recognised for its social mobility commitments and was
included in the top 16 ¢f 75 crganisations benchmarked by
the Social Mobility Foundation index. We have a target that
17.5% of our staff will be ethnically diverse by 2025 and keep
regular track of our progress. The number of women in our
senior leadership population (Executive 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 our women to progress and be their very
best at British Land, so have recently launched a ‘Reaching
your full potential’ pitot programme to help women maximise
their impact at work while being true to their individual style
and values.

The diversity of our Employee Networks

Our 10 Employee 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
sarve as a magaphone for shared interests, work to eliminate
barriers to inclusivity, and support diversity initiatives. They
are invaluable to help us understand how different groups

of our people are feeling about what is important to them

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

to peopie struggling at heme with multipie responsibilities.
Cur Cycling Network is encouraging new cyclists and
helping them work out how best to get to cur places.

The enaBlLe Network, which focuses on raising awareness of
disabilities, recently held a workshop called ‘Dyslexic Thinking’
to examine the challenges faced by dyslexic individuals in
the workplace and provide strategies for supporting them.
EnaBlLe is key in widening our understanding of disability
from abvious physical challenges to difficulties for staff

that may not be cbvious but can be made easier by

simple changes.

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

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

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

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

Workforce gender diversity at 31 March 2023

Koy
~ Female
" Male

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

Inclusion and supporting work experience

At the Paddington Central Campus, we partnered with PiP
(Pursuing Independent Paths), an organisation that helps
adults with learning disabilities and/or autism become
independent and reach their goals. We ¢reated a ‘Supported
Work Experience’ programme to improve employability skills
and expose students 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 two conferences with the theme ‘Creating Value,
Sustainably’. On the first day, we invited around 200 supply
chain partners and service providers so they could engage
with British Land’s leadership, learn about the Company’s
strateqgy, explore business growth cpportunities, and discuss
shared challenges. On the second day, at our ali-staff
Company conference we launched our fifth value 'Deliver

at pace’ and showcased examples of effective innovation
and collaboration across the business. [t was also the first
time since Covid-19 that all our staff had the chance to be
together in one place - reminding us of the impartance 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, resilient and innovative organisation.

In the past year, the Company invested a total of £347,000
in coaching and training for office and operational staff,
clocking up over 7,380 training hours (in addition to another
882 hours of Leadership Live programmaes). We have an
extensive range of mentoring programmes. These include a
programme matching nominated senior staff with our Board
and Executive Committes as mentors, a reverse mentoring
programme matching BAME employee with Executive
Committee members, and an internal speed mentaring
eveant open to all staff organised by our Employee Networks
rasulting in 69 new internal mentor-mentee pairs. We also
partnar with arganisations 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 spansored by the Company whilst 18 colleagues
from various departments spent three days at the University
of Cambridge exploring global 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 various
departments within the Company, we have been
focusing on developing our strengths and exploring
behavioural changes to achieve our professional goals.
Through coaching and specialised communication
training, we've learnt how to improve our presence in
meetings and when netwaorking, 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 weaith 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 culture allowing
me to talk openly and honestly with my team, my line
manager and the business as a whole. 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.

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

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

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

3. Angela
Client Services Director

| participated in the Circt 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, Londan) using active listening and
questioning to achieve our goals. After completing

the programme and earning an accreaditation 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 exceptional as it
provides hands-on skill development and diverse
perspectives, while supporting young talent in their
career advancement,
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We make choices which minimise
our carbon emissions as well as
our impact on nature and the
wider environment.

2030 targets

50%

less embodied carbon at
our developments

75%

reduction in operational
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. Our
places succeed when local people
and organisations also thrive.

£25

Social Impact Fund
deployed

90,000

people benefiting from
education or employment
partnaerships

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
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OUR 2030

SUSTAINABILITY STRATEGY

Qur approach

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

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

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

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

Greener Spaces

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

The 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 t¢ how we build and manage our
buildings so we continue to make strong progress against
our 2030 net zero targets.

ﬁ\' For more information see pages 75-79.

2023 Highighss
646kg CO.e per sqm
embodied carbon in
current offices
developments

;nbomed c’ar’bom targets
¢)
50%
lower embodied carkbon
intensity at aur offices

developments to 500kg CQse
per saqm from 2030

100%

of cdevelopments delivered
after Aprit 2020 to be net zero
embodied carbon

. Second net zere carbon
development deliverad at
1 Triton Square

Opcerationa carben targoets

Programme of nat

zero audits completed
identifying energy and
carbon saving initiatives

40% reduction in
operational carbon
intensity (offices)

reduction in aperational carbon
Intensity across our portfelio
by 2030 vs 2019

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

22% reduction in whole
buiiding energy intensity
{offices)

1 Detads of how Sustanaciiity performance impactad on exacutive remuneraticn can be found on pl146 and pl3]

2 Carbon emissions s used interchangeatily witn greenngusa gas (GHG) emiss.ons Our accounting and resorting covers the scope of all GHG emissions tyces and

GHG emissions arc convertac Into carbon disxige eguivalent
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M\ Thriving Places

Cur 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.

Qur 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
£35m in cash and £10m from affordable space contribution.

——)v For more information see pages 81-85.

2030 Targets 2023 Hightights
Educaticn

80,000 people
benefiting from
education partnerships
by 2030

Employment

10,000 people
receiving meaningful
employment support

- 16,600 education bengficiaries
- 62 education initiatives

- 2,300 people receiving
meaningful employment support

- E78 people supported into
employment

Affordable space
£10m of affordable
space provided

by 2030

- £1.9m of affordable
space provided

The Bntish Land Company PLC 00621920
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ﬁésﬁbahsible Choices

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

We 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 out
on page 12. We incorporate the highest social, ethical and
environmental standards across all our procurement decisions.

7\ For more information see pages 87-8%.

2023 H-ghiights

2030 Tarrgr;eit;
Responsible - Achieved our highest ever employee
employment engagement score of 78%

- £347,000 spent on training and
professional qualifications; 33 British Land
employees currentiy undertaking
professional qualifications

Diversity and - Exceeded the 2021 Parker Review

inclusion recommendations of at least one Board
member from an ethnic minarity group

- Ranked 16™ in top 75 Social Mobility Index

Responsible - Supplier Code of Conduct updated to

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" percentile
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SUSTAINABILITY
REVIEW continued

Exchange Square,
Broadgate

74 British Land Annual Repert and Accounts 2023




Tne British Land Company PLC Q0621920

ENVIRONMENTAL REVIEW

GREENER
SPACES

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

the wider environment.

Highlights:

646kg CO,e per sgm

average embodied carbon in currant office developments

5 star

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

£1O0m'

invested in energy efficient interventions on our standing
portfolio since FY19

45%

portfalio ERPC A or B rated
50% office portfolic 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 embcedied 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
bulding and all elerments of its construction and deconstruction.
Our approach is 1o design out embodied carbon wherever
possible in development and only then to offset any residual
carbon, making our develocpments net zero carbon at
comgletion. As a result, all of our developments since 2020
have been net zero carbon including 100 Liverpool Street
and 1 Triton Sguare.

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

L ow carbon materials

This year we established an internal Low Carbon Materials
Working Group to focus on these opportunities. This has
invalved information sharing across our own projects as well
as a comprehensive programme of engagement with leading
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 cutput from this working group has been an internal
Carbon Primer, setting out best practice guidelines for our
own developments. We have also signed up to the Concrete
Zero and Steel Zero pledges which are commitments to
reach net zero concrete and steel by 2050,

1 investment includes funding from British Land, Service Charge and Occupiers

2. Our Pathway to Net Zero is availaible on our website britishland.com/
pathway-to-not-zera
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Current estimates for embodied carbon in cffice
developments are ahead of the glidepath to our 2030 target
of 500ky CO»e per sgm as shown below:

Offices developments kg COwe per sgm

Completed developments 408 -
Development pipeline including 608

completed developments

Development pipeline excluding 646
complated developmants

For new offices developments, we target whole building
operational efficiency of 90kWhe per sqm’, 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 developments;
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 principles for

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

The practicalities of live construction sites in central London
does present challenges for deconstruction so we have been
selective about the opportunities we have pursued. We have
established emerging networks, by identifying local partners
who can transform the aluminium products as reguired,

and provide the necessary testing and certification for a
commercial project. We have plans to upcycle nearly 40% of
the existing aluminium cladding for reuse in the new building.
The remainder will be sent to be recycled into new aluminium
with equal quality and properties as the existing material,
which is distinct from common downcycling practices

where gquality 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 wiil 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

tNational Australian Built Environment Rating System.
Sec prtisniand com/offsetting 00 cur wensite.
Sce details of these carbon crocits a0 our Sustamabrhty Progress Rooort.

BN

Where we cannot recycle materials into new developments, we
seek to ensure they are either recycled or reused elsewhere.
Working with cur partners Giobechain, we have donated

280 tonnes of materials to communities for reuse since
December 202

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 cur Regent’s Place Campus and
looked at the possibilities of reusing some of the biggest
carbon rich waste streams as alternative materials and
products. Waste products such as coffee grounds, cargboard,
timber, ceiling tiles and polystyrene showed good potential,

Offsetting strategy

In line with ocur commitment to achieving a net zero carbon
portfolio by 2030 we currently offset any residual embadied
carbon in cur 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
Offset Policy?’, setting out the core criteria required for
carbon credits and cur additional principles and priorities
when selecting projects. We prioritise purchasing carbon
credits from high quality nature-based projects as these
often provide additional envircnmental 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 selection.
We recognise that the voluntary carbon market is fast-
evolving and so this strategy is subject to a regular review
as guidelines and our preferences evolve. In addition, we
are exploring local opportunities for carbon offsetting to
compliment our strategy.

We now pre purchase carben credits for our committed
developments, both to ensure that we can select our
preferred projects and to provide greater certainty over
the costs. This is in line with the rising price of carbon
credits being identified as a long term risk (page 24). 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 retired
at practical ceampletion.

This year with our joint venture partner we pre purchased
carbon credits equivalent to ¢ 67% of the embogied carbon
in our committed development pipeline. 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 cur updated strategy

Sca the parformance taoles in our Sustainanility Pragrass Rogoert at britisnlana com/aata
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2 Finsbury Avenue

Circular economy initiatives at this forthcoming
development have included a pilot project Lo reuse steel,
which must be saivaged, 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
carban concrete where cement is replaced, typically

by a by-product from the steel production process.

This has already been used successfuily at Canada Water.
To better enabie 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.

image s a CG

3 Sheldon Square

At 3 Sheldon Square, we are retaining the existing
structure, facade and flooring. The balconies we

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

The refurbished building will target a NABERS 4.5 star
rating and will be fully electric. It will incorporate smart
enabled building services and <¢ontrols, which means
the hilding can adapt quickly to changes in user needs
50 energy is not wasted. Thesea injtiatives, together with
the overarching refurbishment, deliver an improvement
in operational energy efficiency of over 40% when
compared to the existing building as welias &

minimum EPC B rating

Image is & CGY
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2. Operational carbon in the standing portfolio
This year we achieved a 40% reduction in carbon intensity
and a 22% improvement in whole building operational
energy intensity against our FY19 baselineg (Offices)’. This
improvement in our carbon and energy intensities puts us on
track to achieve our 2030 targets. This reflects the positive
impact the energy and carbon efficient interventions are
having on lowering energy consumption However, a
significant part of these reductions are due to altered
working patterns because of Covid-19. We expect some of
these improvemants to unwind as office use and occupancy
further normalises. More detaf on intensities s 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 efficlent 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 lifecycle
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 gur
Sustainability Progress Report.

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

also recognise that forthcoming Minimum Energy Efficiency
Standard (MEES) legislation will reguire all our buildings to
be EPC A or B by 2030. Cur net zero interventions should
help deliver this and overall we have estimated the total

cost of EPC compliance to be £100m. A significant portion of
this investment will be recovered through the service charge
as part of the normal process of fifecycle replacement. We
have made good progress on our Campuses, £9.5m has been
invested to date. 45% of the portfolic is now graded A or 8
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 Liverpoo) Strest,
we have rolled cut BL Connected, our Smart platform, across
landiord controlled space, including Storey. This generates
data from the building to drive energy efficiencies. In our
Storey space, where people work mare flaxibly, we use
sensars to optimise the heating, lighting and cooling based
on occupancy and other environmental internal paramaters
The implementation of optimisation is expected to reduce
energy consumption from heating and cooling by 30%

in our Storey areas. This approach will be standard at all
our developments and we are piloting a retrofit for three
standalone office buildings in FY24. A wider deployment
plan s in progress. To generate further efficiencies, we are
taking this to cur occupiers and have active conversations
at 1 Broadgate and Norton Folgate to share data or extend
our platform into their space. We expect occupier interest
to escalate going forward as they look to make energy and
cost savings

Renewables

The decarbonisation of the National Grid will play a key

role in the switch to renewable power across the UK We will
supplement this by investing in onsite and offsite renewable
energy sources. Already we have two megawatt peak of solar
capacity across our portfolic (of which half is at Meadowhall)
and following a refresh of our portfolio wide feasibility study,
we have selected two pilot sites for installing solar on retail
park rcof space. In addition, we are exploring the possibility
of building a solar car pert at Meadowhall, making usa of
some our 2.9m sq ft parking facilities.

We are a signatory to REIQ0, which commits us to procuring
100% renewable energy. We purchase our energy from REGO?
and RGGOS certified sources to ensure the sustainability of
energy use, 8!l of cur 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 maore challenging

40%

reduction in Offices carbon intensity against baseline
(whole building)

40%

reduction in Shopping Centras carbaon intensity against
baseline {common parts)

2 megawatt peak

of solar capacity across our portfolio

Biodiversity

Wae recognise the importance of biodiversity and in
particular, the key role it has in supporting the wellbeing of
customers and visitors to our places. With over 100 acres of
land in LLondon undear cur control, biodiversity is a significant
consideration for us. In addition, our Materiality Review (see

page 88) identifiad biodiversity as one of the areas where
British Land has significant impact.

All our Campuses have biodiversity action plans and this year
we completed a biodiversity baseline exercise where we are
making improvements, enabling us to accurately measure our
percentage net gain. We are now commissioning biodiversity
action plans across our Retail sites, with five completed so far
and two in train. In addition, mindful of future biodiversity-
related regulation we commissioned environmenta!l
consultants to deliver a scoping exercise ahead of any
Taskforce for Nature Related Disclosure (TNFD) reguirements.
This report, due in 2023, will be an initial step in defining how
we report the waork being done on biadiversity in line with
the TNFD requirements.

1. Office performanca s reportos bacause the aata relates 1o the whole bullairg
and aligns with our 2030 targets Rotal dara is common parts only, whoie
bulaing retal gata will be reodrtoc from Fy24

2. Rencwanle Energy Guarantecs of Ornigin

3 Rencwabie Gas Guarantres of Origin

4. For marg information o1 our rénewadle encrgy varfarmance see gur
Sustanabiity Progress Report ortisnland com/aata
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Regent’s Place public reaim

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 sam
biodiverse modular green wall containing a diverse mix
of plant life and multiple insect habitat boxes, providing
nesting oppertunities far insects, birds and bats. 12 trees
which could not be accommodated were moved to
Regent's Park and any soil not needed was reused at

a local schocl garden. These initiatives have delivered

a 39% biodiversity net gain.

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

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 E60 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
annuai 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 chifler replacement at Broadwalk House.

N Read more in our Sustainability Progress Report at
britishland.com/data
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SUSTAINABILITY REVIEW continued

Canada Water
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SOCIAL REVIEW

2o\

0900
N

THRIVING
PLACES

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

This year, we refreshed cur sccial impact strategy. guided by
faedback from a materiality assessment by JLL, along with
independent research and input from a range of stakeholders,
including community partners, local authorities, colleagues,
customers and suppliers.

Our updated strategy is to focus on three key areas
where we can make a difference: education, 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 customers, community
partners and suppliers around local pricrities underpins

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

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

to 2030, comprising at least £15m cash contributions and
F£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 offering
affordable space to a broad range of local organisations.

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

Social impact

£25m

Social lImpact 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 vear we have introduced social value repoerting’ across
our core funded projects, later in 2023 we will roll cut our
reporting to cover ali activities and we will set a social valug
target to 2030. Our core funded projects at managed assets
and at our Canada Water development generated £10.6m of
social value, We also provided affordable space with a value
of £1.9m. These activities combined generated a total of
£12.5m in social value.

1. Far more nformation on naw our soacial value figure rs calculated

picase see the Social Value tanle in the Sustainabilly Progress Report
briisnland com/data.

Social value reporting apphes proxy values to social impact outcomas to
provige an indicative financial value,

~
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Education

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

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

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

We continued our 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 their literacy
skills. Together, we have reached 68,345 children across the
UK since 2071

Employment

We support local training and jobs through Bright Lights, our
skills and employment programme, working with customers,
suppliers and local partners across our portfolio. This
empowers local people to access opportunities at our places,
while halping to secure the skills our business, customers and
communities need to thrive in the future

This year, our Bright Lights programme delivered 31
employment initiatives including pre-emplioyment training,
virtual programmes, mentering, 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 peopie who receive meaningful life-enhancing support.
Many mere individuals enrol or engage in other emplioyment
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 barniers
into employment since 2013, This year our partnership had

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

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

Social Impact - educatmn and employment

16,600

beneficiaries from our education programmes in FY23

2,300

beneficiaries of cur employment programmes in FY23

580

people supported into jobs in FY23

Affordable space

We provide affordable space to a broad range of local
organisations. This leverages our strengths - our core
business of providing high quality space - to generate
social impact and helps differentiate our places.

We aim to provide affordable space at all ocur priority places
by 2030, including affordable workspace, retail space and
community and arts space.

This year, we provided affordable space at all of our cight
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
most 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 Stere’ concept, providing
retail space at low or zeroc cost to small businesses, charities
and community groups who source or manufacture locally.
We have now rofled 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 Laith Collectiva.

For our customers, thase local independents are a point

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

Socral lmpact - affordabie space

£1.9m

affordable space in Fy23
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NDT Broadgate

Together with long-standing partner New Diorama Theatre
(NOT) at Regent's Place, we launched NDOT Broadgate to
fuel the recovery of the arts post-pandemic. This provided
over 20,000 sqg ft of creative space free to independent and
freelance artists, from August 2021 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
retaliers across the Campus.

~. For more on NDT Broadgate: britishland.comy/
7 NDTBroadgate

Social impact

gross revenue for the UK economy

1,000+

full-time jobs supported

“When the pandemic hit, British Land
were the first on the phone offering
support. When we asked them to go
further to support not just NDT but
our whole industry, they answered our
call. Together, we took a leap into the
unknown - and along the way sparked
a creative revolution that will go down
in British theatre history.”

David Byrne,
Artistic Director & CEQ, New Diorama Theatre
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Campus Community Funds
Facilitating stronger customer and community relationships
is one of our strongest sociat 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, pesitive social impact. Together, we agree
priority themes, pledge funds and award grants This has
also led to more customers volunteering their skills locally
and strengthening local connections across our campuses
and communities.

In F¥22,16 customers, local stakeholders and British Land
pledged £23C,000 to our Broadgate, Paddington Central
and Regent's Place Community Funds. During FY22 and
FY23 these funds ware awarded to 21 local crganisations and
charities including CAWS, which assists homeless people in
Camden, and Westminster Befriend a Family, which provides
mentoring to young refugees and asylum seekers.

Social impact

8,000

beneficiaries from Campus Community Fund funded projects
since 2022

“By bringing together different occupiers
of Regent’s Place, British Land is enabling
us to maximise and amplify our impact by
helping us collaborate and come together
to solve things that matter to us as
a ccmmunity. It's really enjoyable for
our teams to have these volunteering
opportunities and to come together in
great networks”

Scott Sallée of dentsu
Regent’s Place customer
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Support for Ukraine

At Paddington Central, we continue to support the Ukrainian
Institute language schoo! by providing space at Storey Club
and 2 Kingdom Street for 12-week term courses. This has
benefited over 60C displaced Ukrainians and enabled

427 individuals to gain English qualifications. The students
ranged between 18 and 70 years old with 84% being female.

Supporting our communities through
the cost of living crisis

When the cost of living crisis struck, we acted quickly to

use the rescurces available to us to support the vital work of
charities, local organisations and veolunteers in communities
around our places. From our learnings through Covid-19, we
are focusing our support on our partner organisations, who
are facing unprecedented demands on their sarvices.

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

Our external commianentsan;i social sustainability benchmarks

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

for targeted programmes that reflect changing local needs.
Thase funded a rangea of initiatives, including a breakfast

club for children at Matfield Primary Academy in Sheffield,
foodbanks in Ealing and Plymouth, and food 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 cne-to-one ceaching to
many of our cora community partnears, helping them
navigate the cost of living crisis.
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i SUSTAINABILITY
REVIEW continued

Qpen iftar,
100 Liverpool Street
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RESPONSIBLE BUSINESS REVIEW

090
A

RESPONSIBL

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
123-126 and 130

AN
-7

Responsible procurement

A strong relationship with cur supplier partners plays a

key role in the successful delivery of our strategy which is
governed by our Supplier Code of Conduct. This sets out clear
social, ethicat 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 uphold the human rights of our employees and
throughout the supply chain, We have provided anti-modern
slavary training to all employees. 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 Unsean -
Construction Hub meeting. The group, made up of peers and
industry experts, brings together construction companies to
share good practice, engaga in open dialogue, identify issues
and chailenges, 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 explioitation.

We pay at least the Real Living Wage to all British Land
empleyees and we strongly encourage all suppliers to take
the same approach. We mandate at least Real Living Wage
on all our developments. Cur Broadgate, Paddington Central
and Regent’s Place campuses are all accreditad 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 gim to pay 95% of suppliers
within 30 days Group invoices are settled within 18 days
on average'

Supplier Conference

Our Supplier event in September showcased our strategy
with a focus on ‘Creating Value, Sustainably’. It enabled us
to actively engage with our suppliers, to share British Land’s
strategic agenda and collaborate through focused break out
groups with the senior leadership team. The conference
showeased our joint winners of ‘Supplier of the Year’,
Globechain and KpH.

KpH, a deconstruction firm, and Globechain, a provider

of a marketplace for up-cycling and free issuing of building
components, worked together on the strip-out of Exchange
House to ensure that minimal waste was created. They
taught their teams to carefully remove items so they could
be reused. Globechain and KPH aveided over 130 tonnes of
waste materials by distributing lights, fioor tiles, telecoms
equipment 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 ccllaborating with
supphers supports the delivery of our Sustainability Strategy.

100%
(o)
British Land employees paid at least the Real Living Wage
93%
(o)
supplier workforce at cur places paid at least the Real
Living Wage

1. For more information on Prompt Paymant see the 2023 Sustainability
Progross Roport at britishlana cam/data

British Land Annual Report and Accounts 2023 87




The Brtisn | and Company PLC 00621920

SUSTAINABILITY REVIEW continued

REVIEW OF KEY
SUSTAINABILITY ISSUES

We recognise the importance of regular Materiality assessment ~ our approach
materiality assessments to understand the

relative importance of key sustainability We partnered with JLL, a real estate specialist, to carry out

a double materiality assessment, identifying and assessing

issues to British Land and our stakeholders. the impact of the most material ESG issues on our business
This helps provide a framework for as well as the impact our business has on people and
prioritising our efforts and our capital, the environment. Cur review involved comprehensive

. . engagement with internal and external stakeholders at
both now and in the future. Given the different stages in their careers to understand the issues

macro events that ha‘ve occ_urred n that mattered to them. We also ensured the stakeholder
recent years, we felt it was important group reprasented a diversity of views and backgrounds.
to revisit our framework this year.

Double materiality evaluates not only the financial
impacts of ESG issues on the Company but also the
impact o8f the Company on the environment and society

Working with JLL, we identified a comprehensive

set of issues material to our business and the stakeholder
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, NGOs, investaors, 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 to create a materiality matrix
which was presented to our Board level ESG Committee

and Executive Committee.

The blue quadrant of our materiality matrix, which contains
the issues which are considerad to be most impactful,
highlights key topics that are already high on our agenda
including climate and the environment and social impact.
Qur environmental and social sustainability teams are

now progressing the opportunities identified through this
workstream. We will integrate the outcome of our materiality
assessment intoc our risk management process. It also
influences ocur business activities and Sustainability Strategy

l Regent’s Place
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British Land’'s impact on poople 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 {TCED) recommendations and recommended disclosures set out in the report entitled ‘Recommendations of the
Task Force on Climate-related Financial Disclaosures’ 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 recommendaticns can be located within this report.

Section

R‘}:”crcrrnrrr'lr“"e;dauon o Progress Pa_é;-r-‘\-ur.'ﬁber
Governance Describe the board’s over$|g_ht_o_f climate-related risks Consistent I
and opportunities
Eeisigrﬂi'b'e managemerr'\rf’ﬂsr. 'rélre in assessing and managing Consistent 91
climate-related risks and opportunities
Strr;a'tegy 7T Describe théEIWiFnate;'_glua_t“ea risks and dbb&ﬁﬁhities Consistent 93
the crganisation has identified over the short, medium
and long term
Descri'b'é'frhrérimbact of climate-rekﬁa’tr;a?s?sﬁand cpportunities Consistent 96777
on the organisation’s business strategy and financial planning
Descabézr_‘ue i’esilience of thé Srgé-ni.sation's strategy, taking ' Consistent ' 98
into consideration diffarent climate-related scenarios.
including a 2°C or lower scenario
Risk Management " "Describe the oréarr'ﬁ;_a_gi_gr_{?_&ac”esses fon;'i'dérnt'iﬂing and Consistent =)
assessing climate-related risks
6é$érébe the organisértrion’s processes for managing Consistent 99
climate-related risks
Describe how;;rocesses for identifyiﬁé and managing Consistent g9 o
climate-related risks are integrated into the organisation's
overall risk management
Metrics and Tar_éegs Dssérlgs'éwtﬁé metrics used by therg;giaﬁéﬂén Lo assess Consistent 16&7)77
climate-related risks and opportunities in line with its strategy
and risk management process
Disclose Scope 1, Scape 2, and, if appropriate, Scope 3 Consistent 103
greenhouse gas (GHG) emissions, and the related risks
De_scrnbethe targets used B;.t_h:e_?rggr-n‘”sation to manage Consistent i 9977
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 climate for around 40% of global greenhouse gas emissions. We
change and that this ¢could have real implications for the therefore acknowledge our responsibility to minimise our
financial strength and rasiliance of our business. We also carbon footprint as we develop and operate cur buildings
recognise that opportunities could arise. We are therefore and work closely with our customers, partners and the
taking action to mitigate this impact, and capitalise on people who use our spaces to do the same.

oppaortunities, and our approach is comprehensively
incorporated within our breoader risk management
and strategic framework.
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Our achieverments in developing and managing sustainable
space have been recognised for more than a2 decade and
building on this, in 2020 we set cut an ambitious strategy
to achieve a nat zero carbon portfolio by 2030, reducing
embodied carbon in developments by 50% and operational
carbon intensity by 75%. Our goals are shared by our
investars, customars, partners and people. We believe

that delivering on thase targets will create value for

our business as demand from occupiers and investors
gravitates towards the best, most sustainable space.

Wae published our Pathway to Net Zero in December 2020
and in 2021, the Science Basad Targets initiative (3BT
validated cur landlord target a5 1.5°C aligned and cur

value chain target as ambitious. We are a signatory to the
Better Buildings Partnership’s Climate Commitment, the
World Green Building Council's Net Zero Carbon Buildings
Commitment, the RE10C commitment to procure renewable
power and the SBusiness Ambition for 1.5°C. Following full
consistency with the TCFO 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 evolve.

The Bntsh Land Company PLC 0C621920

Governance

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

Tha Board of Directors has uitimate responsibility for setting
the Company's strategy, which incorporates climate-related
risks and opportunities. The Board delegates day-to-day
responsibility for all elements of strategy, including ¢limate-
related, to the Chief Executive Officer (CEQ). The CEO has
received formal sustainability training, having participated
in The Prince of Wales’s Business & Sustainability Programme
at the Cambridge Institute for Sustainability Leadership. The
CEQ is supported by the Chief Financial Officer (CFO) who
is the Board Director responsible for climate-related issues
and is also chair of the Risk Committee. Qur Chief Operating
Officer (COQ) is the Executive Committee member
rasponsible for delivering our Sustainability Strategy,

and c¢hairs the Sustainability Committee (SusCo).

The Board is updated on climate-related issues at least
annually. At the Board annua! off-site strategy event,
sustainability matters were included within the discussion
of each element of cur strategy, including developments,
Campuses, and Retail and London Urban Logistics.

Climate change is alsc considered by our Board Committees.
The ESG Committee, which is attended by the CEO, CFO and
COO, meets three times a year and oversees the delivery of
the Sustainability Strategy, including management of climate-
related risks. On each occasion, the Committee receives an
update from the Sustainability team, which typically includes
detailed coverage of the net zero strategy and progress
against our Pathway to Net Zero, EPC compliance and
sustainability repecrting.

Governance framework

Executive and Management

I Board

Sustainability Committee

ESG Committee

Responsible for delivery of
Sustainability Strategy

Executive Committee

Oversees Sustainability
Strategy

Supports delivery of
Sustainability Strategy

investment Committee

Ensures investment decisions
are consistent with

Remuneraticn Committee Board of Rirectors
> Sets and manitors ESG -

targets

Responsible for overall
strategy

Sustamability Strategy

Risk Committee

Audit Committee

Maonitors climate-related risks

N\ For more information about the governance
framewcork, see page 112

Monitors climate-related
disclosures

1. Source World Graen RBuldding Counc
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

Achievement of environmental KPIs is also reflected in the
Remuneration Policy for Executive Directors (see page 146).
The Long Term Incentive Plan for Executive Directors includes
KPIs linked to the reduction of operational carbon and
operational energy and the Annual Incentive Plan is linked to
our progress on portfolio EPC ratings and our performance in
GRESBE, the international real estate sustainability benchmark.
The Remuneration Committee is responsible for setting ESG
targets for executive remuneration and was updated on
progress against ESG targets three times during the year.

(b) The Board delegates responsibility

for assessing and managing our response

to material climate-related risks and
opportunities to the executive team

The Board delegates responsibility for delivering our
Sustainability Strateagy, including assessing and managing
our response to climate-related risks and gpportunities,
to the Executive Committee. The Fxecutive Committee
member who leads the delivery of the Sustainability Strategy
is the Chief Operating Officer (CQO), who is Chair of the
Sustainability Committee. To support delivery of the
strategy, each Executive Committee member has at least
cne sustainability-related annual objective and supporting
objectives are cascaded across their teams.

Climate change and sustainability considerations are integral
to our investmeant 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 investmant decisions
that require Board level approval.

This year our Sustainability Committee was refccused

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 senjor leaders around the business who are rasponsible
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 Committes,
which comprises tha Executive Committee and leaders from
across the business, including real estate, procurement,
development, finance and property management. Each
tusiness area maintains a comprehensive risk register, which
is reviewed by the Risk Committee. The Sustainability team
works with business teams to identify climate risks through a
process involving trend analysis and stakeholder engagement.
Identified risks are incorporated into our risk framework and
managed by the appropriate business areas. This process

is part of our ‘Environmental Sustainability' principal risk
management. KPIs monitored within this category include
EPC performance, the percentage of our portfolio 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 CFQO and reports into the Board’s Audit
Caommittee; significant and emerging risks are escatated

to the Audit Committee.

Progress against our TCFD recommendations is reported to
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
comprehansively reviewed and updated where appropriate
by the Sustainability team under the direction of the COO
and the CFO. The TCFD report is approved by the Board,
as part of the Annual Report approval process following

a recommendation from the Audit Committee.

Governance in action:

- Decision making The Remuneration Committae approved
the introduction of the 2030 carbon reduction targets
and other sustainability 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 spacific sustainability training is
being rolled out where appropriate. The COQ attended
The Prince of Wales's Business & Sustainability Programme
at the Cambridge institute for Sustainability Leadership.

- Reporting: At the reqguest of the ESG Committee, a
benchmarking review of our Sustainability Progress Report
was performed which identifiad potential opportunities
but also confirmed that our disclosure was in line with best
practice. 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 these
key areas, see page 89.




Strategy

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

This section details our approach to defining
material climate risks and opportunities:

(i) the material risks and opportunities
identified by ocur analysis, (ii) the impact

and our organisational response to these risks
and opportunities, (iil) scenario analysis and
presentation of time frames and (iv) how we
incorporate resilience to climate change into
the organisation.

Risk quantification to determine materiality:

T¢ detarmine materiality, Willis Towers Watson supported
British Land in undertaking quantitative physical and
transition scenarie analyses'. This process reviewed the
potential impact of over 20 physical and transition-related
issues, and the assessment included input from key business
areas across British Land. The most material issues identified
by the analyses are shown in the heat map below, with

these issues detailed in the next section. Other risks and
cpportunities we continue to monitor are alse identified.

Patential financial impact

he firitish Land Company PLC QC621820

Continue to monitor:

Riskg Qpportunitios

Premium pricing for
sustainable space resuits
in‘green’ premium

Customer demand for
sustainable space results ina
‘brown discount’ to rents at less
sustainable assets

Tenant business model
impacted by transition

tncreased access to
capital for sustainable
businesses

tncreased cost of raw materials

Increased cost of cépi"t"a_-i-_

FY¥Y23 has seen particular volatility in two of the risks we
continue to maonitor: 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 likelihood-impact thresholds of our risk management
pelicy. 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
comkbkination of their petential impact (financial and
reputational) and their likelihcod.

Law Meadium

High
Financial impact o Lé;s'tharn £10m: to Greater than
thresholds (£) £10m £100m £100m
Likelihood thresholds  0-33% 33-66%  Greater than
(chance of occurrence 66%
in a given year)
‘Reputational impact  Limited Significant  Significant
thresholds reputational  temporary sustamned
Impact or Iimited imgact
sustained
impact

-

A - O
Eey
o
T
+ -
Y Cost of MEES?
‘E" compliance
= (iong term risk)
B £
‘E' =) .
s =
e @
w
| Increasingi customer .
e demand far green,
% low carbon bullding
o Ciong term oppartunty)
Increasing price
. of carbon offsets
. (‘ong term rigk)
Flood risk vulnerability
= (short & long term risk) .
S
Low Medium
® Risx Likelihood

® Opportunity

1 Scenario analysis 15 coverad on pages 37-98
2 Minimum Energy Efficizncy Standards.

High
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) contrnued

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 strateay and seeks to quantify impacts
where possible.

The material risks and opportunities identified are based on
a combination of scenaric 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)

fotontis
fnane al rrpact

Primary nsk driver Likehhiood

#1 Flood risk vulnerability of assets (current climate)}

Low to
medium

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

Mean loss:
<Eim

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:

Carmate r sk and opportunitly catagory

F-nanciai impact category

a
-~

Transition r';k -
@& |
f

regulatory
-ﬂ
rd

Physical risk -
acute

3 income statement

5 —

@ Balance sheet

Transition risk or
opportunity - market

Explanation & mitigation

Willis Towers Watson performed climate risk modelling
(simulating many thousands of events) based on current and
future ctimate conditions for the current portfolic using the
assets’ total insured valua. Losses modelled were based on

low likelihood events for a ‘bad’ year, which is assumed to be a
1/100 annual likelinood across the simulations. Modelied losses
consider current flood defences and the impact was pro-rated
by British Land ownarship. These losses are fully insured against.

Since 2011 we have commissioned periodic flood risk
assessments across the portfolio and issued flood management
plans to sites at high risk. Since 2007, our {insured) actual
annual mean loss is below the modelied value of £1m,

Long term risks (5-10 years)

Pr mary risk driver

Potential
financial mpact

L kelihood

#2 Increasing price of carbon crediis

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

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

of carbon
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Explanat on & m tigat on

] =2

British Land has committed to offsetting the embodied carbon
of all new developments and major refurbishments, estimated
to be ¢.300,000 tCOse.

Our scenario 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 additional cost of carbon
credits if the credit price rises by 100% from our currant
anticipated price (£20 per tonne). This is £0.75m.

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
ambodied carbon in ¢.67% of our committed development
pipeline. In addition, our internal carbon levy would cover

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




Frirnary risk driver Potant-al
financal :mpact

L:Ifwiw-;'mod
#3 Cost of complying with minimum EPC standards
({MEES compliance)

£12.5m
per year

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

High

Explanat on & mingation

The Batish | and Company PLC D0621920

o —
o—

D —

®
@, W
MEES (Minimum Energy Efficiency Standard) legislation is
expected to require all commercial property to be a minimum
£PC A or B by 203C. The estimated retrofit cost for our current
portfolio to achieve this is ¢ £100m which was confirmed by
our net zero audits which were completed at all our major
office and retail assels 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 recoverad
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.

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

Post 2050 risks

Primary risk driver

Likelthood Potent:al tinanciat
irpact

#4 Flood risk vulnerability of assets (future climates)

Mean loss:
<£1.5m

Low to
medium

l.osses from assets located in
high flood risk zones, primarily
the cost to repair assets, cost
of business interruption and
increased insurance costs

Losses in a
representative
bad vear:
£20-30m

Explanatign & mitigation

& 37T

59—

Willis Towers Watsen 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 refiects
losses in the two-degree (RCP2.6) scenario, and the upper
banding reflects losses in the four-degree (RCP8.5) scenario.

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

Climate-related opportunities

Patential financia’
#rpact

Primary cpportunity driver Likalihood

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

and faster rates of letting

An increasing number of our £7m
customers have announced

net zero commitments. As our

portfolio transitions to net zero,

the most efficient, highly

rated green buildings may

let quicker and at a premium

to market rents.

High

Explanation & imitigathon

Qur scenario analysis considered market research such as a
Knight Frank study in F¥Y22 which indicated that there was a
>10% rental premium aboeve prime Central Londoen office rents
for BREEAM Outstanding space. More recent research by JLL
has reached similar conclusions.

D ——

D —

®

[ pro—

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

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)

Impact on strategy

Impact on financ-al planning

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 section below. This work
contributes directly to delivering our corporate strategy
(see page 12), and this includes:

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}

- Cost of net zero 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 environmental impacts of
alternative schemes including refurbishment and redevelopment

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

- Sustainability Brief for Developments and
Operations sets stretching targets for major
developments 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 through design

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

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

Internal price of carbon {value chain, capita!l expenditures)

- Internal levy of £60/tonne of embodied carkon
on developments adopted as part of cur 2030
Sustainability Strategy, incentivising low
carbon development

- Funding generated by the levy is avatlable to i) pay for the cost
of carbon credits to offset residual embodied carbon in
developments and 1} 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
procedure for new acquisitions, inciuding flood
risk exposure and EPC rating

British Land would only buy low rated assets if they offered
significant redevelopment potential. The cost of delivering

a higher rated product is integrated within our appraisals

- To manage specific risks ke flood, where necessary formal
Flood Risk Assessments are funded as part of the acquisition's
due diligence

96 British Land Annua! Report and Accounts 2023




Tha British Land Company PLC 00621220

Introduction to scenario analysis

British Land has worked with expert advisers to identify

and assess our exposure to climate-related risks and
opportunities over the past six vears. Most recently,
guantitative scenario analysis was undertaken by Willis
Towers Watson in 2020-22 which has guided this disclosure.
This scenario analysis was reviewed in the FY23 reporting
year and remains appropriate; reviews will be conducted
annually, and the scenaric analysis will be updated as and
when required.

Strategy in action

This year we took a number of decisions to support our 2030
operational carbon target, specifically a 75% reduction in
operational carbon intensity across our portfolio and & 25%
improvement in whole building energy efficiency, including:

- 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
refurbishment which indicated that the net zero
plans could deliver significanl energy and carbon
savings without material additional cost

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

2G30-2050

2020-2030 Pos5i-2050

ASSESS@}H@‘T"‘;Y'SEVI' risks posed bifmthe“?\l_of-;:oﬁ-sr

" Using the IPCC's Representative Concentration

current climate and the transition risks
posed by 1.5°C and 2°C aligned transition
scenarios. This period aligns with our
corporale strategy time horizons:

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

Pathways (RCPs), we assessed the physical risk posed
by 2°C (RCP2.6) and 4°C (RCP8.5) climate trajectories
(for details on RCPs see below). This timeframe was
selected as these trajectories beagin to meaningfuliy
diverge after 2050, making it a relevant timeframe

for our current portfolic as the standard design life

of a building is 60 years.

British Land scenario analysis - scenarios considered

The tables below detail the physical and transition scenarios chosen and the time frames that our business assessed

itself against.

Physical risk scenarios and parameters

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

The IPCC's RGPS5 scenario represents a high emissions scenario where warming may exceed 4°C.

Physma\ climate risks gs;e;sed

(i) River flood, (i) Coastal flood, (i) Flash flood, (iv) Windstorm, {v) Hail, {vi) Lightning, (vii) Heat stress

%’\;n’o fran—é Sc;;nr-&s _-A-t-r;:c;-s[-:her\c O Vigéﬁ;;;eratu;; risa

2020 t0 2030 Current 410 ppm  11°C
climate

Post-2050  RCP26(2°C) 450 ppm  16°C

RCP8.5(4°C) >1,000 ppm  4.3°C

Sea leve! River flaod modalling

OZOH_W_

> 0.55m

> 0.78m & Coupled Model

E Coastal fiocg modeling
SOUrces SOUFCes
Munich Re Nathan’ Wiilis Towers Watson

based on JBA proprietary coastal
flood maps flood exposure model
. MunichReclimate  Munich Re climate

hazard conditicned hazard sea level rise
based JBA floocd maps data combined with
storm surge
Intercomparison

Project Phase 5

1 Values in compansan 1o Ora-industrial timoes.
2 »unich Re Nathan s 2 too] for assessing physical risks oased on hazard 2ones
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) cantinued

Transition risk scenarios and parameters

The Paris Consistent (2°C) scenario is hased on the Paris Agreement commitments of over 190 countries to limit global

warming to well below 2°C

The Met Zera World (1.5°C) scenrariiro-_e-:g;a;r-w-e-s-r-r-‘.ore ambitious taTgets that would enabwiergrlgt;ai net zero by 2050.

Time frame Seanaros

Temperataro 2030 UK price of

‘Ipcc IFA scenarios | NGFS Globai
sCenaros SCEenAarios rse by carbon net zero
e e e LLmesvmeo acheved By
2020 to Net Zero Orderly S5P1-1.9 NEZ2050 Net Zero <1.5°C $155 to $454 2050
2030 Wworld (1.5°C) 2050
scenario [ LT . j——
Disordgerly Divergent $225 to $418
Paris " Orderly | SSP126  Sustamable  Below2°C  <2°C  $54 o $97 2070
Consistent i Development o
(2°C) scenario Discrderly Scenario Delayed $0 to $27
Transition

Resilience to 2020-2030 scenarios

Physical risk:

In the current climate, based on an assessment of physical
hazard exposure by Willis Towers Watson and a flood risk
assessment by Stantec!, our portfolio’s exposure to high
flood risk is limited to 4% of properties (by insured value).

We consider resilience to long term flood risk through the
requirements of the ‘Climate Resilience’ section of our
Sustainability Brief for Developments and QOperations.

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 portfolic which will result

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

Transition opportunities:

Our development pipeline’s use of NABERS energy star
ratings and the upgrading of existing assets as part of

our Pathway to Net Zero will support British Land's ability
to generate higher rents, as occupiers are prepared to
pay a premium for more sustainable space. Our assets’
sustainability credentials will be further evidenced by the
forecast BREEAM ratings of cur development pipeline and
our programme for upgrading the ratings of our standing

portfolio - driven in part by our Sustainable Finance Framework,

1 The Stantec flooe nis« assessmant nas ceen ysoa to classfy tae current fioog
rse of the 15 prooertres ret incluced 1N the Willis Towers Watson assassmont
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Resilience to post-2050 scenarios

Physical risk:

in the two post-2050 scenarios assessed by Willis Towers
Watsan, only flood risk was classified as 'material’.

In the 2° scenario (RCP2 6), 4% of aur properties (by insured
value) are exposed to high flood risk,

In the 4° scenaric (RCP&.5), the high-emissions scenaric
where na additional action is taken te protect assels or

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

of insured value.

We consider resilience to long term flood risk through
the requirements of the ‘Climate Rasilience’ 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 determine
the relative significance of principal risks. For specialist
analysis, British Land engages expert advisers, notably Willis
Towers Watson who undertook the quantitative scenario
analysas. We determine the materiality of potential risks
(including climate-related risks) using the corporate risk
thresholds noted on page 93

Qur risk register tracks:

i. Description of the risk (identification)

i. Impact-likelihood rating (evaluaticn enabling prioritisation)
iii. Mitigants {(mitigation)

iv. Risk owner {monitcring}

As part of our operational pracess, we maintain asset plans
which include provisions for idantifying climate-related risks
and opportunities, such as flood risk assessments and audits
to identify energy-saving opportunities. Our Sustainability
Checklist for acquisitions sets out our environmental criteria
for acquiring & new property, including energy efficiency and
flood risk categories. Cur 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 embedied
carbon reductions.

The Sustainability Committee, chaired by the Chief Operating
Officer, is a key forum for discussing climate-retated risks and
opportunities at the operational level. Additionally, for energy
and emissions savings opportunities identified at asset level,
staff can directly submit an internal application for funding
from the Transition Vehicle (see page 79).

Managing climate-related risks

We have well-established processes for managing climate-
related risks. Qur process for mitigating, accepting and
controlling principal risks, including climate-related risks, is
set out on pages 49-60 of this Report. We prioritise principal
risks through our corporate risk register and risk heat map.

The impact-likelihood rating s our primary metric for
prioritising risks. As a principal risk category, climate

change risks are logged in our corporate risk raegister with
key changes reviewed quarterly by the Risk Committee. The
Board is ultimately responsible for and determines the nature
and extent of principal risks.

N See our Sustainability Pragress Report® for British Land's
full set of climate and energy performance reporting and
SASE metrics.

1. Our Sustainabdity Brief for Developments and Operations s availanle online
and can be faund at britishland.comy/Sustamatoll ity -Briof

2. Our CDP respaonse s avallable at pritisnlana.com/CHP

3. Our Sustainability Progress Repart is avaldablo online and can o2 found at
britisniand com/data.

Tne Britssh Land Company PLC 00621920

Climate change is considered within the ‘Environmental
Sustainability’ risks in the principa! risk section of this report
on page 58. The external aspects of climate-related risks are
incorporated within our ‘Major Event/Business Disruption’
and ‘Political, Legal and Regulatory’ principal risks.

Risk management in action

- Key risk indicators: there are three environmental key
risk indicators we monitor - EPC performance, portfolio
flood risk and the future cost of carbon credits. The Risk
Commitiee receives an update on each at every meeting

- Performance vs 2030 targets: progress is monitored in
our quarterly reporting packs and reported to the ESG
Commitiee at every meeting

~ Customer-controlled space: to help 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

-~ We have introeduced increased minimum commitrments on
DE&I, sustainability, community investment and working
practices in our supply chain and in cur onboarding and
tendering activities

Metrics and targets

To enable our shareholders to make informed decisions

wae sat a broad range of envirenmental targets and detail
progress against them alongside a comprehensive set of
clhimate and energy performance data in our Sustainability
Progress Report?. Our key headline targets are set out below:

Embodied carbon

50% lower embodied carbon intensity at our offices
developments to below S00kg COxe per sgqm from 2030

100%6'f7217é'\;ac'>5%;nents to be ﬂ;t -z-je-}g-ér“r;-bo-died carbdh

Operational carbon
75% reduction in operational carbon intensity across our
portfolio by 2030 vs 2019

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

We align to externally recognised framaworks including the
Sustainability Accounting Standards Board (SASE), the EPRA
Best Practices Recommendations on Sustainability Reporting
and with reference to the Global Reporting Initiative (GR).
We also participate in international indices incluging COP?,
GRESS 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 (TCFDR) continued

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

e V- B .- S L
Policy and Risk #3  EPCs rated A (by ERV) - 3 2 24
legal EPCs rated B (by ERV) o - - 42 34
EPCsrated C (byERVY - 30 34
EPCs rated D (by ERV) . o A 20 71
EPCs rated E (by ERV) — . — .87
EPCsrated F (oy ERV) L - R .
e .. EPGCsrated G(byERVY R v
Extreme ' Risks #1 Percentage of portfollo Iocated in 1OO year flood zones
weather and #4 (% by total insured value) - A% 3% nr
High flood risk assets with flood managemeﬂt p!ans (% by value)  100%? - 99% 99%
1. 2021 by floor area and not ERV.
2 The 2023 value only contains occumied Brtish Land managed properties !
3 EPC gata includes retait assats ipcated in Scotland,
Climate-related opportumtles (targets and KPIs)
o [ o o 023 2012 20w .
Resource  Risk #2 50% lmprovement in embodied carbon intensity of major office
efficiency 7 B developments completed from Aprit 2020 (kg COse per sgm) 608 632 640"
Opﬁortunfgf H# 79% m{ﬁ;overﬁ'éht in Wﬁole bundmg carbon mtehsuty of the
managed portfolio by 2030 vs 2019 (Offices) 7 40%  35% 41%
25% )mprovement in whole bunldmg eneargy mtenstty of the
o o __ managed portfolio by 2030 vs 2019 (Offices) _ 2% 256% 3%
Energy " Opportunity #1 Electricity purchased from renewabl_g__sourc___a_a_s_(_% - o 88% . 93% 98%
sources _ ©Onsite renewable energy generation (MWhR} 2,043 1731 19067
Products Opportunity #i Standlng portfolio with green building ratings ( (% by f!oor area) A48%  44% 7727%
and services Developmants on track for BREEAM Excellent or higher (% h
by floor area, officesy _9B%  97%  97%
Percentéigerof gross rental income from BREEAM certified ' -
assets (managed portfolio) o B o 65%  64% 53%
Risk #2 Internal price of carbon (E per tonne) £60 £60 £60

1 202V figure includes Retail ana Residantal aevelopments.

All data except gross rental iIncome from BREEAM and the 1nternal price of carbon 1s assurad by DNV - specifiz details of scooe of assurance can be found in DNV's
Assurance Statament i gur Sustamabiiity Pragress Repert briishland.com/data.

(b) Our Scope 1, Scope 2 and Scope 3 (c) Our targets used to manage

greenhouse gas (GHG) emissions, and climate-related risks and opportunities

the related risks and performance against targets ‘
Our greenhouse gas emissions and associated energy Qur full set of sustainability targets, including our

consumption data is available in the Streamlined Energy net zero-aligned science-based targets, are detailed in

and Carbon Reporting (SECR) section of this Report, the 2023 Sustainability Progress Report. CQur headiine

pageas 102 to 103, All our GHG emission data is subjact net zero targets are listed in the Opportunities table

to limited assurance’ verification by DNV above under ‘Resource efficiency’.
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Qur journey to net zero

What we have achieved

2002 —> 2007 — 2009 ~3| 2018 — 2020 — |

First Environment Founding member _First whole life ‘ First TCFD disclosure | Launch of 2030

‘and Social Report ,of the UKGBC ‘carbon assessments Sustainability |
: | completed : | Strategy ;

Our ambitions

12021 — 12022 — 2025 — 12030 —
! i I i
i ; | | .

!Scien:e based | Energy & carbon | Mid period review of i Net zero initiatives 1
itargets validated by {targets incorporated | Pathway progress delivered, commence :
1 SBTi, Pathway to Net |into executive ‘ offset of operational carbon; |
| Zero published i remuneration | Publish formal Transition Plan set out a Pathway beyond 2030 i
i : :

100 Liverpool
Street, Broadgate

British Land Annual Report and Accounts 2023 101



The Betish Land Company PLC 006920

STREAMLINED ENERGY AND CARBON REPORTING (SECR)

GREENHOUSE

GAS REPORTING

FY2023 in review

Context

W'e'hé\a"é achieved a 4O%recﬂct7|o;7m carbon inensity
and a 22% improvement in whole building energy intensity
compared tc our FY19 baseline (Cffices)’.

As the world emerged from Covid-19 lockdowns FY23
represented a more normal year operationally. Whilst this
causad an increase in year-on-yaar energy consumption,

the amount of energy consumed was considerably lower
than our FY¥19 baseline. This reflects the positive impact

the energy and carbon efficient interventions ara 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 mave to
all electric assets meant that whilst our energy consumption
increased, greenhouse gas emissions decreased.

Opecrat ona' performance

Funchng the low carbon trans:tion

Cur innovative Transition Vehicle funded by our internal
carbon levy (£60 per tonne of embodied carbon on new
developments) and our £5m annual float continue to
generate funding for cur transition to net zero (current
batance £13.3m).

This year the Transition Vehicle Committee approved
£7:m worth of funding for 28 energy efficiency projects.
In combination, these projects are estimated to save
¢.1.000 1CO,e and <. £700,000 annually.

In FY23 the Transition Vehicle funded the installation of

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

REIQQ and procunng renewakble energy

Briti's'h'Land contrnue-smt-o operate its ene-rg-y .n-‘ranagemén-{ Bntlsh Land hés béen a signatory to R7E1OO since'2";17167.

system, which includes formal ISO 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
yvear weé conducted environmental audits at 14 retall assets.
Thraugh our development pipeline, we are designing a path
to best practice operational efficiency, with our 1 Broadgate
development on track to reduce energy intensity to one-sixth
of the previous building's.

which commits us to procuring 100% renewable energy.
This year, B8% of landlord procured energy was from
renewable scurces. Qur proportion of renewable gas
was 90% this year, whilst renewable electricity was 88%.

Absolute emissions Scope T and 2 (tonnes):
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Greenhouse gas emissions - intensity’

Yearended iMarch 2025 2072 20

Offices tCCe persam _ D.068 0074 0.067
. tCCre per

Shopping commaon 0.026 0031 0021

centres

o ____parts_;_qm

Retail parks?  L-02@ per car 0.004 0.004 nr
.. Parkspacesqm Lo e
To be reported in

Retail - other
future years

--“tCOzé pér:érgss

Tota{ POI‘“O'IO rental income 34.43 3663 34.03
intensity Emy

1. Office performance 1s reported pacadse the data relates to the wnele building
and abgns with our 2630 targets Retall gata s common paris only, whole
obuild:ng retall cata will be repoctea from FY24 For more information sea
tne Sustainaoility Pragress Reaart at brtisnland com/cata

2. Camm™on parts oniy

2022 values nave been rostated to inchude 2ata that suoseauently oeen

coilected for last year's recarting.

W




Scope 1 and 2 emissions and associated energy use

' Tomne:. Coswe

MWh

¥ear ending 31 March _ 203 2022 20n 2023 mom 2021
Scope 1 (fuel combustion): 6,902 6595 6,252 37,561 36,368 33,759
Scope 1 (refrigerant loss): - 1,123 744 41 ) - - -
Scope 2 (purchased electricity): Lecation-based 11,739 12,847 12,435 62,733 60506 5757,7”78
opT SRR R _Market-based 3,686 1665 839 - - -
Total Scope 1 and 2 emissions and Locatl_g)_q__bese_cj B 1_9 64 20 186 19,098 100,294 95874 89,537
associated energy use ) N Market-based 5, 508 3 588 202 - - -
Proportlon of Scope 1and 2 emissions assured hy an 100% 100% 100% 100% 100% 100%
independent thirdparty ] T B
Proportion that is Uk- based 100% 100% 100% 100% 100% 100%

Ing British Land Company PLC 00621920

Scope 3 emissions

; 77 Tonncs Coe
2023

Year anding 31 March e - _ - o R 3 2_0?2 .

Purchased goods and ser\{!ces S ,,,_ ) - 15,698 15,762 15 834

Capital goods S o 20565 28180

Fuel and energy related activities (upstream) - B 5597 599 4,186

Waste generated 1in operations . - n_ _____24_3___ 128 —
Business travel o _7 o 236 - L .
Employee commutmg and worklng from home ___________ o 218 248 418
Downstream leased assets S Location-based o 108 643 133-,6‘91 81,369
Proportion of Scope 3 emissions : assured __thl;dparty S 100% 100% 100%

Total Scope 1-3 emissions Location-based 150 339 176,728 149,212

1 No develgoments comoleted in the reoorting yoar, making tnis value O

Accounting treatment of biogas

To reflect our procurement of renewable gas, we report a Scope 1 {(market-based) figure to reflect the lifecycle benefits

of bicgas.

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

full transparency.

UKactor

2023 total 2022 tetal

Hogas - - o (g COse par KWWh)  (tonnes CQ28)  (tonnes COe)
MNet emlsswons (exci CO;) o e ) 000022 8 7
Combustlon emissions (incl CO;) 019902 7,238 G, 499

Qur methodology

- We have reported on all greenhouse gas emission sources reguired 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 Ragulations’). These sources fall within cur consolidated financial statements
and relate to head office activities and controlled emissions from our standing portfolio.

- Scope 1and 2 emissions cover 95% of our multi-let standing portfolic by value. We have used purchased energy
consumption data, the GHG Frotaocol Carporate 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 landlord procured utilities, where asset energy and water data were partiaily unavailable.
we used data from adjacent or equivalent periods to estimate this missing data. In FY2023, this accounts for 1% of total

reportad energy consumption and 1% of total reported water consumption,

Gross Rental Income (GRI) from the managed portfolio comprises Group GRI of £331m (FY22: £347m), plus 100% of the GRI
generated by joint ventures and funds of £364m (FY22: £314m), less GRI generated assets outside the managed portfolio of
£127m (FY22: £109m).

For full details on our reporting criteria and the calculaticn of Scope 3 value chain emissions, please see the methodology in
cur 2023 Sustainability Progress Report at britishland.com/data

For details of our greenhouse gas emissions boundaries, please see the Pathway to Net Zero at britishland.com/pathway-
to-net-zero
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NON-FINANCIAL REPORTING DISCLOSURE

Non-financial area/ Risk

Description of business mode! argas Policies

Financial Crime i Anti-Bribery

Compliance and Corruption

Wa aperate a zara- Policy

tolerance approach to

bribery. corruption and

fraud., More information

is available in the Audit

Committee report on

pages 132 to 140
Anti-Fraud
Policy
Whistleblowing
Policy
Anti-Money
Laundering
Palicy

Environmental 4.6 Sustainabifity

Matters 8 Policy

Quriong term

cornmirnent Lo

sustainability and

minimising our

environmental impact

is one of British Land's

kay dhfferentiators - —

As occupiers focus on Sustainability

minirnising their carbgn Brief

footprint. our ability te

deliver more sustainable

space is a key advantage

See pages 70 to 79 and

90 to 103

Employees 9 Employer

British Land requires our Code of

employees to act in ways Conduct

that promote fairness,
inclusion and respect
in their dealings with
colleagues, customers,

suppliers
martners

i Limeages to our principal nis<s ¢an e founa on 2ages 51 to 60

104

and business
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Purposa and scope

- Details the expected ég;\duct of

4

1

{

1

all British [ and staff with respect to
relationships with suppliers, agents,
public officials and charitable and
poiitical arganisations

Qutlines staff responsibilities
regarding the reporting of any
breaches and details consaguences
of breaches for staff and the Group
as a whole

Provides for staff training and
communication around the policy
as well 35 monitoring and review
by management

Provides for fraud prevention
training for all British Land staff and
recuires staff participation in any
fraud risk assessmants undertaken
by the Graup where relavant
Dutlines protocol for the reparting
of suspected fraud with reference to
the Group’'s Whistleblowing Rolicy

Provides contact details
far the Group's third party
whistiebiowing service
Outlines 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 whistieblowing

Lists 'red flags’ detailing the kind of
suspicious activity that may ndhcate
an attempt to launder monay
Detatts monitoring and review
procedures under the policy
Provides for sustainable decisions to
bo our ‘Dusiness as usual approach
Qutlines our 2030 Sustainability
Strategy: our goat of making our
whole portfolio net zers carbon as
well as growing social value and
welibeing in the communities in
which we operate
Aligns with our 2030
Sustainability Strategy
Gives effect to our
Sustainability Policy

Sets out our sustainabiiity amhbitions
and the KPIs and standards reguired
to achieve them

Sets out minimum standards
required of all employees in all

thesr dealings in and on behaif of
the Group

Gives effect to our core values of
bring your whaole self, lister and
understand, be smarters togethar
bulld for the futare and deliver

at pate

Comprises a number of separate
policies including but nat limited ta
our Equal Opportunities Palicy. our
Disabled Workers Policy; our Gender
identity and Transgender Policy; and
our Bereavemeant, Compassionate
and Emergency | eave Palicy

T OXIENSIVE IS

Operavon and outcome

These robust policies araund financial crme
compliance reflect cur zero-tolerance approach
to such activity both in and areound the business,
they have been drafted to provide for education
and monitoring in addition to deterrence and
prevention The policies are accessible by alt
employaes via the intranet and mandatary
training s required for all staff in refation to
them. Our whistleblowing service can be
accessed by all employees should they prefer
to raise a concern anonymausly instead of with
their ine manager This is an indtependent and
confidential telephone service and web portal
British Land carries out due diligence on
counterparties to comply with legislation on
meney laundaring and to enable it to consider
how a transaction with the counterparty may
refiect on British Land's reputation,

The HIR (wrecior
Socraiary has oversll re
5 Theso oo
Laprowved By
rafters raised

Pand Company
w For At four

005
are req

Omoany Reuu
[Rislot) i Corrimittes

LRgarnd

Gre pro

G fraud

ng Miiors

Gur Sustainabillty Pohcy and Rrief were
comprehensively updated in 2020 Gur overall
comrmitment is to take decisions which are
environmantally and socially intelligent and
make sound financ:al sense. Qur internal carbon
leyy of £60 per tonne of embaoared carbon

in developments is reviewed annually to

ensure that the environmental impact of our
developments is costed into their budgets, We
participate in key ESG indices to demanstrate
our progress and we publish social and
environmental performance data annuaily.

creating an environment of fairness, inclusion
and respect. Qur corporate values undergin our
commitment o aguably, diversity and integnily
We recognise that our workforce needs to
reflect tha communities we serve in order to
create spaces that are welcoming to all, and
cur working practices and employment policies
refiect the impartance of sgcial harmony in
everything we do The policies are undarpinned
by our Diversity, Equality & Inclusion Strategy
and the review and update of policies is
suppbarted by input from our Employee
Networks At policies are available on

our intranet and are reviewed annuaily




MNon-financial arca/Description
of busmess madel

Social Matters

British Land has long
recognised that a
commitment to good
sacial practices s essential
to the way we operale;
as occupfers increasingly
consider the contribution
they make to society, our
agility to support them is
an advantage See pagses
80 to 85.

Human Rights

British Land recognises
the impartance of
respecting human rights
and has been a signatory
to the UN Global Compact
since 2009. We are
committed to the
responsible management
of social, ethical and
anvironmental issues
across our supply chain.
For further information
about our activities in this
area. see our Sustainability
Progress Report at
britishland com/data

R sk
area

68

Palicies
Sustainability
Policy
Sustainability
Brief

Lacal Charter

Suppler Code
of Conduct

Health ana
Safaty Policy

Supplier Code
of Conduct
Slavery
and Human
Trafficking
Statement

Burpose and scope

See above

See above

- Outlines three key focus areas whera

we are active in local communitias.
connection with iocal communities,
supporting educational initiatives
for local people; supporting iocal
training and jobs; and providing
affordable space

— Qutlines standards reqguired of
cur suppliers in a numbear of areas,
including but not limited Lo heaith
and safety: working hours, responsibie
sourcing, community engagement;
and environmental impact

~ Details our zero-tolerance approach
to: child labour: forced labour;
discrimination, and bribery,
fraud and corruption

— Provides for monitoring, corrective
action and reporting under the
poficy Work practice audits are
carried out on our high-risk suppliers

— Details how British Land will meet
the requirements af the Health
and Safety at Work Act 1874

— Provides for necessary traming
around display screen equipment
and rmanual handling

= Outlines how heaith and safety
matters are managed for staff,
colleagues. service providers
and athers affected by the
Company's undertakings

See above

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

- Qutlines strategy for reduction of risk
in our supply chains with regard to
social, environmentat and ethical issues

- Qur anti-modern slavery training
is mandatory for all directly
employed staff

A commitment to goed social practices has

The British Land Company PLLC C0821920

Operat:on anc outcome

long been high on our aganda, and we place
great importance an the way we work with
communities, suppliers and partners We beleve
that communication is key in @nsuring we meet
our social obligations, and by listening to the
needs and concerns of our staff and communities
we are better able to provide an environment
that is safe, inclusive and welcoming

Our Chiel Coorabing Qfhcor nas overall
rasporsitidy for our { ocel Charier our Hoad ol
Procurernent has overal! rosponsinlily for our
Suppher Code of Conduct, and our fiead o
Developmenis has overall respe
Hoalth ang Safoty Polcy Al heaan and safely
reocrts ore arowvaged fo the Risk Commiticon
Theso cxnculives roport to the CSG Commitie
for thowr arca ol resporsibitly

British Land operates a zera-tolerance approach
to human rights infringements by any of our
supphers, occupiars or partnars We carry out
due diligence on all parties that we work with
and require our suppliers to demonstrate the
same commitment Lo the prevention of hurmnan
rights abuses in their operations Cur Slavery
and Human Trafficking Statement can be found
on our website and is reviewed and updated
annualiy (britishland.com/maodern-slavery-act)

1 Lankages to our prinmpal risxs can be found on pages 51 to 60,

fhe WSV»Vtrarteg\'c Report \.'V\V/asy.rarpgr'o;édﬁbgitrl'rugédgrdron 16 May 20-2“3 and_;gr:edon its behalf by:

(PPN 2‘#

Simon Carter
Chief Exacutive
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NON-EXECUTIVE CHAIR'S INTRODUCTION

Tim Score
Non-Executive Chair

The Company has a clear and ambitious strategy to fulfil
2 0 2 3 its purpose in creating Places People Prefer. By utilising
our competitive advantage in active asset management

‘ 0 R p o R A T E and development combined with placemaking expertise

and meaningfu! stakeholder engagement, the Company
15 working hard to capture growth and deliver financial
G 0 V E R N A N c E returns in an increasingly sustainable way.

The macroeconamic environment changed considerably
R E P 0 R l during the year under review and the Board’s primary rofe

has been to ensure the Company is able to continue to

Stakeholder engagement and .

N
principal Board decisions > Stakeholder engagement _/ Management action
The nature of our business, from Engagement with our stakeholders, Management prepare a paper for
investing in and developing properties be that suppliers, custormers, challenge, scrutiny and approval
to managing and curating our spaces, the communities we operate in, which is then sponsored by an
means wa have a continuous dialogue regulators, locat government and Executive Committee member
with a wide group of stakeholders and mara, starts from the ground up. and scrutinised at an executive
consider our environmental and social level committes before being

Whethar it be the local communities

impacts in ail that we do. This cultural
that we engage with for master plan

approach is central to our purpose

presented to the Board.

and Fows through all levels of the developments such as Canada Water, Our Employee Networks are alsa
organisation. Our formai section 172 engaging with shareholders in the run often consuited on relevant matters
up to a Remuneration Policy vote, at this stage

Statement is within the Strategic e
Report on page 62 and our Workforce or distilling employee engagement Directors take comfort from the detail
Engagement Statement is incorporated  SWTVeY dalain redesigning our own and diligence that managemeant apply
within the report of the ESG Committee  ©ffic® space, each decision starts in preparing analysis papers, and

on page 123. ;‘;g:;:;?;g:‘;i;:g”;:i”;:gf“' individual Board members often take

The following depicts the process that the opportunity to have additional

1s followed for all Board decisions. briefings with subject matter experts
to bolster their knowledge.
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deliver its strategic objectives and forge a path to value
creation notwithstanding the challenging envircnment.
The Board has supported and challenged managemeant

in not only delivering strong operational performance but
in ensuring the future prospects of the Company remain
bright in the new normal that the world is settling into

At this year’'s annual strategy offsite, the Board and
management team critically re-evaluated the Company’s
strategy against the backdrop of an elevated cost of capital
and sustained levels of higher infiation. Both are aligned on
the approach of the business over the medium to long term.
The Board will continue to support management in the
delivery of the strategy and offer challenge as appropriate
to guide the long tarm success of British Land. You can
read more about oyr strategy off-site on page 114 and

our strategic priorities on pages 12 to 15,

In March, the Board reviewed an investor study that had been
conducted by Makinson Cowell. Non-attributable interviews
were held with 20 investors including some that were

not currently sharehglders of British Land. The feedback
highlighted trust in management, support for the strategy
and the Company's balance sheet strength. The Beoard
acknowledged the opportunity to provide greater clarity

on the scale of Gpportunity in new sectors.

Throughout the year, the Board has been impressed with
management’s efforts to listen and respond to the views of
our warkforce. Rich and powerful data from the employee
engagement survey is being used to inform all decisions
impacting our peonle, from learning and development
initiatives to office refurbishment

Nick Macpherson stepped down from the Board at the
2022 AGM. Nick's contribution tc the Board over his tenure
as a Non-Executive Director was greatly appreciated. The
Board will miss his contributions and wishes him well in his
future endeavours.

As in previous years, examples of Board decision making
during the year are described on this page along with

a description of the process that is followed to ensure
Directors have regard to the elements of section 172¢a)-(f)

The British Land Comgany PLEC Q0621520

2023 Annual General Meeting

Our Annual General Meeting will once again be held at
Storey Club, 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 year after offering virtual
attendance at the last two AGMSs. Full details can be
found within the Notice of Meeting.

of the Companies Act 20086 (the “Act’) when taking all
decisions. Pages 62 to 63 outline ocur stakeholder groups
and provide details of how we engage with them. Our formal
section 172 Statement is within the Strategic Report on page
62. Our 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 Cammittee
is responsible for workforce engagement in accordance with
Provision 5 of the UK Corporate Governance Code.

The rest of our Corporate Governance Report will describe in
detail how the Company 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 continued hard work and dedication.

(P~ Oé"

Tim Score
Non-Executive Chair

“ " The examples below show this process in operation.

;) Proposal and ¢hecklist

A checkiist is provided within

each decision papér that details

the individual subsections of section
172 and the impact that the decision
is likely to have on each

stakeholder group.

> Board meeting and decision

Whilst all stakehocider groups are
considered, the following are some
exampies of the principal decisions
taken by the Board during the year
that demanstrate the impact of the
decision process on specific
stakeholder groups:

Innovation Advisory CouncH

The idea to form the council came

from a member of our Investment team
Management then prepared a proposal
for the Board's consideration. It was
dacided that the |AC 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 IAC is to work
with management and the Board to
provide insight into the innovation

sector, how space is used and, crucially,

forward thinking to enabls 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 required to
allocate capital and resource to growth
sectors whilst managing the Company's
gearing and cost ratios within a

high inflationary and turbulent
macroeconomic envircnment.

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 outcome is a budget that provides
capacity for the business to progress
our strategic themes, whilst investing
in our people, maximising returns

and controlling our costs.
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BOARD OF DIRECTORS

1 2
3 4
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1. Tim Score
Non-Executive Chair N

Appointed as a Non-Executive Director in March 2014 and as
Chair in July 2012,

Skills and experience

Tim has significant experience in the rapidly evolving global
technology landscape and brings years of engagement both
with mature econamies and emerging markeats to the Board.

He is the Deputy Chair and Senior Independent Director

at Pearson and is & Non-Executive Director at the Footbali
Association. He is also & Non-Executive Director and Charr of
the Audit and Risk Committee at Bridgepoint Group plc and

sits on the Board of Trustees of the Royal National Theatre.

Tim was formerly a Non-Executive Director of HM Treasury, Chief
Financia! Officer of ARM Holdings PLC and held senior financial
positions at Rebus Group Limited, William Baird pic, LucasVarity
pic and BTR plc. From 2005 to 2014, he was a Non-Executive
Director of National Express Group PLC, including time as
Interim Chairman and six years as Senior Independent Director.

3. Bhavesh Mistry
Chief Financial Officer

Appointed to the Board in July 2021,

Skills and experience

Bhavesh brings & broad range of financial, strategic and
transformation experience to British Land gained across a
number of multinational organisations. Prior to joining British
l.and, Bhavesh was Deputy Chief Financial Officer at Tesco plc.
Bhavesh has previsusly held senior finance and strategy roles

in a range of consumer-facing businesses including Whitbread
Hotels and Restaurants, Anheuser Busch InBev and Virgin Media.
Bhavesh qualified as a2 Chartered Accountant with KPMG and
holds an MBA from London business school.

S. Laura Wade-Gery
Non-Executive Diraector (A B .Rr.

Appointed as a Non-Exacutive Director in May 2015,

Skills and expetience

Laura has deep knowledge of digital transformation and customer
expearience and brings her exgarience leading business change
management to the Board

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 s also a Non-Executive Director
at Legal & General Group ple. 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 ple, 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).

Beard Committee membership key

(A Audit Committee 'R, Remuncration Committee
'e Unvironmental Social Governance Committes | Chawr of 2 Board Commattee
IN, Nomination Committec
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2. Simoen Carter
Chief Executive Officer

Appointed to the Board as Chief Financial Gfficer in May 2018
and as Chief Executive in November 2020,

Skitls and experience

Simaon has extensive experience of finance and the real estate
saector. Me 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 Estates & Development Plc. Simon previously spent
over 10 vears with British Land, working in a vanety of financial
and strategic roles and was a member of cur Executive
Committee from 2012 until his departure in January 2015.
Simon also previously worked for UBS in fixed income and
qualified as a chartered accountant with Arthur Andersen.

In May 2022, 5imon was appointad to the Board of Real Estate
Balance, a campaigning organisation working to improve
diversity and inclusion in the real estate industry.

4. Preben Prebensen o
Senior Independent Non-Executive Director ‘A N.[R!

Appointed as a Non-Executive Director in September 2017 and
Senior Indepandent 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
Firance and Non-Executive Chairman of Riverstone internaticnal,
having previously been Chief Executive of Clase 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

Loraine has extensive experience across all finance disciplines
and has warked within many different sectors including real
estate and retail.

Loraine is a Non-Executive Director and member of the Audit,
Remuneration and Nomination Committees of The Restaurant
Group ple. She is alse a Non-Executive Director of Pennon Group
ple. Loraine was the Chief Financial Officer of Halfords Group

ple for just under four years until retinng in June 2022, Prior to
joining Halfords, Loraine spent five years in senior finance roles
within the John Lewis Partnership. In 2014 Loraine was appointed
Acting Group Finance Director and then, subseguently, Finance
Dhrector of Waitrose. Prior to that, Loraine was Chief Financial
Officer of Hobibs, Finance Director of Capital Shopping Centres
Limited (subsequently Intu Pic) and Finance Director of Costa
Coffee Limited. Loraine's early career included finance and
investor relations reles at Kingfisher Plc.
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7. Alastair Hughes
Non-Executive Director A (Ei'N,

Appointed as a Non-Executive Directer 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 Reat Estate investment
Trust Limited, and a Non-Executive Director of Tritax Big
Box REIT and QuadReal Property Group, with over 25 vears
of experience in real estate markeats.

He is a former Director of Jones Lang LaSalle Inc. (JLL)
having served as managing director of JLL in the UK,
as CEO for Europe, Middie East and Africa and then as
CEO for Asia Pacific.

. Lynn Gladden
Non-Executive Diractor E R

Appointed as a Non-Executive Director in March 2015,

Skills and experience

Lynn is recognised as an authority in working at the interface
of advanced technclogy and industry. Her critical thinking
and analytical skills bring a unique dimension to the Board

She is Shell Professor of Chemical Engineering at the
University of Cambridge and was appointed as Executive
Chair of the Engineering and Physical Sciences Research
Council (UKRIY in 2018. She is also a fellow of the Rovat
Society and Royal Academy of Engineering

11. Brona McKeown
HR Director, General Counsel and Company Secretary

Brona was appointed HR Director in January 2022 in
addition to her responsibilities as Genera!l 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
Counse! and Company Secretary. Prior to that her experience
included a period as Interim General Counsel and Secretary
of the Coventry Building Society and a variety of roles over
13 years at Barclays, including Global General Counsel 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 Commitice R} Remuneration Commuttee
E. Environmental Secial Governance Committee | Chair of a Boara Committec
N Nomination Committee
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8. Irvinder Goodhew
Non-Executive Director N R’

Appointed as a Non-Executive Director in October 2020,

Skills and experience

Irvinder brings over 25 years of experience through
operational, strategic and digital transformation roles in a
broad range of sectors including retail, consulting, financial
services and real estate.

She is currently a Managing Director at Alvarez & Marsal and
was previously a Transformation Director at Lloyds Banking
Group plc. Irvinder held several senior executive positions in
the UK and Australia in consumer facing industries, across
supply chain operations, strategy and transformation for
FTSE 100/ASX organisations including J Sainsbury plc,
Coles Group and BOC Group. irvinder’'s industry experience
is complemented with a career in globai strategy consulting
including her role as a Partner with AT Kearney teading 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 Global Executive Committee of Corporate & investrment
Banking at Bank of America Merrill Lynch and before that was
Head of Investment Banking EMEA at Merrilt Lynch. Aside
from his executive career Mark holds various non-profit and
puplic sector board roles, including being a Trustee of the
HALO Trust. He is also a Visiting Fellow at Oxford University.
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GOVERNANCE AT A GLANCE

A S T R A T E G I C poarq attendance

Direcior Meating

E N A B L E R attendance
Tim SCGFE V S V 7/7
Simon Carter 7/7
Brhavresh Mistry 7/7
Preben Prebensen 7/7
Mark Aedy I 77
Our governance structure ensures that ti?n"d—(:la(—?:jgh—ew e ;Z
the right people have access to the Alastair Hughes SRR 777
right information. Delegated authorities i 1olas Macohersor Y
throughout our organisation enable Laura Wade-Gery 7/7
effective decision making at Loraine Woodhouse 7/7

appropriate levels, :

. Nicholas Maconerson stepped aown from tne Board on 12 July 2022

Tne Board continues to gemaonstrate individual and collective comrmitment 1o
British Land by devoting sufficient bime to cischarge 1ts duties and cach year
the Dirgclors are as<ed to regort their time spent en British Land commitments
'n addman to formal meetings, the Board met collectively with management

in March for the annual strategy offsite as well as For informal metworking
ovents throughout the year,

Governance framework

Environmental

Board of Audit i Nomination Remuneration
|
Board A ' Socia 2 !
Directors . Committee Goverhance Committee Committee
. Commitiee
| T T ST PN
Y ~ // ™~ s ™, /- ™
% ! i I \, / . 7/ ‘\
[ L R [ ’ Voo . - \
Chief } { Investment :" Executive Lo Risk v ° Sustainabitity ;
Executive | i . Committee ' . Committee | : Committee ;| | Committes |
¢ . / \ ;oo .
\ 3 “ i \ A . 7
; . /’I ) “ / S S \‘\\ e
— P — . . 7// -~ //,/
T T T T T
T ~. // ~ Ve . Management Executive
/ 7 . / \. Membership comarnsas Membership
;' Community “. ‘," Transition N :" Health ;{ wey uerfcn:c\ from éo"\orascs Exccutive
! i - i B ' Acrsss tne Lusingss ommittes memocers
M ana gement "\ Investr_nent ‘ ‘ VEh’_Cle f | and sa_fEty .! 11 tne relevant subject Fne Committeas
. Committee / L Committee , L Committee J area Tne Commuttees ensure the daiivary
\\ \\ // \‘\ // are invalved in the of the Company's
" e o . - granular gay to gay stratogy
s "*-‘——)/'/ e tasxs within ther remit,

N 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 relevant 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 summarises how the Principles
of the Code have been applied on pages 114 te 120, and
further detail on each Principle can be found at the

pages noted in the table below.

Tne British Land Company PLC Q0621820

Reporting Against Code Principles o

1. Board leadership and Compaﬂy
purpose

A Effective Board
8 Purpcse

Values and culture

C  Governance framework and
Board resources

D  Stakeholder engagement
€ Workforce policies and practices
2. vaision of respoﬁéibilities o
F  Boardroles o

G Independence

H

External appointments ahd conﬂa‘c"tiﬁm
of interest
Key activities of the Board in 2023

106t0107
1
64 to 69
12
62 to 63
162
C108tom
28tc129
ns
1Za -

3. Composition, succession and

evaluation

J Appointments to the Board 128

K Board skills, experience and 130
knowledge

L Annual Board evaluation nz

ZAUdIE,I’ISk and internal control -

M Financial reporting 134t0136
External auditor & internal audit 136 to 138

N Review of the 2023 Annual Report 118
and Accounts

O ‘iir;témé!”fﬂirﬁéhcia} controls 139 to MO"
Risk management 46 to 50

5. Remuneration - ) S

P Linking remuneration with purpose  141t0 143
and strategy

@ Remuneration Policy 144

R Performance outcomes in 2023 147to155

10 Brock Street,
Regent’s Place
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GOVERNANMNCE REVIEW continued

Board leadershi
SN P

and Company purpose

The Board has determined that the Company’'s purpose is
to create and manage cutstanding places to deliver positive
outcomes for all our stakeholders on a sustainable basis.
We call this Places People Prefer,

We do this by understanding the evolving needs of the
people and organisations who use our places every day and
the communities whao live in and around them. The changing
way people choose to work, shap and live is what shapes our
business, enabling us to drive demand for our space, in turn
creating value over the leng term.

The Board, supported by an expert management team,
continues to maximise the competitive advantages of

the Company by utilising a deep history of stakeholder
engagement to produce Places People Prefer and maximise
sustainable value far sharehotders The Company is led by the
Board inits entrepreneurial approach to place making and
continues to innovate and produce world class destinations.

As at 31 March 2023, the Board comprised the Chair,

the CEC, the CFO and seven independent 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 developmaent of the
Company's strategy.

Our governance structure is designed to ensure that
decisions are taken at the appraopriate level and with the
proper degree of oversight and challenge. Elements of our
business require quick decision making and this is enabled
by an agile Board and management team that collaborate
effectively on complex issues.

Strategy days

The Board was able to hold its two-day annual strategy
off-site in London in March 2023, The event was attended by
the full Board and Executive Committee and was structured
to aflow for the critical evaluation of the Company's strategy
against the context of a higher rates environment, sustained
periods of higher inflation and an elevated cost of capital.

The CEO, senior executives and external guests delivered
presentations to attendees, providing in-depth analysis
on aspects of the business and the external environment
before a deep dive into each of our strategic priorities

Culture and stakeholder engagement

The Company’s purpose is €ore to every decision taken
by the Board. As detailed on pages 12 to 15, the Company
has a framework of values and strategic measures that
underpin our purpose to ensure the strategy and culture
of the Company are aligned. Led by the ESG Committee,
we have a broad range of workforce engagement
mechanisms to ensure the Board can assess the culture
of the organisation. Our workforce engagement
mechanisms are described on page 123.

Although the ESG Committee has general oversight of and
responsibility for workforce engagement, it collaborates with
other Board Committees as appropriate to the extent that
issues identified fall under the remit of a different Committee.
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Each Nen-Executive Director participates in cur mentoring
scheme which demonstrates direct engagement
with employees.

The Board has delegated oversight of the Company’s
whistleblowing arrangements to the Audit Committee but
retains overall responsibility and receives updates on cases
as appropriate.

The British Land Leadership Team consists of the Executive
Committee and its direct reports in senior management roles
who meet regularly both formally and informally to ensure
there is a direct and visible iink across the business, and

act as a channel for workforce views to reach the Board.

As well as workforce engagement, the ESG Committee has
formal responsibility for engagement with the Company’s
wider stakeholders. Stakeholder engagement is integral te
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
effactive stakeholder engagement are detailed on pages
62 to 63.

N Further information on British Land’s contribution ta wider
society can be found on pages 70 to 89.

Engagement with major shareholiders
Institutional investors and analysts receive regular
communications from the Company, including investor
relations events one-to-one and group meetings with
Executive Directors, and tours of our major assets. We
have a dedicated investor relations team which manages
our day-to-day shareholder engagement and provides
regular feedback to the Board.

Throughout the year we have hosted a number of investor
events, both virtually and in person. The CEQ, CFO and Head
of Real Estate have deliverad their usuai 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 is committed to ensuring that shareholder views,
both positive and negative, are relayed back to the Board
and is assisted by the executive team in doing so. The Chair.
Senior Independent Director, CEQ and CFO are available 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 Policy, 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 Makinson Cowell during the year. A group of 20 investors,
not all of which were invested in British Land, were invited to
give non-attributable feedback on the Company, our strategy,
management and investment preposition. Feedback was
prasented to the Executive Committee and Board. 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 aliows shareholders to submit
comments or questions for the Board.




Conflicts of interest and external appointments
The Directors are required to avoid a situation in which
they have, or could have, a direct or indirect conflict with
the interests of the Comipany. 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 actuat
or perceived conflicts that may affect them in their roles 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 before 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
member of the Nomination Committee to consider and
provide approval for significant appointments in between
scheduled Board meetings. An updated register of situational
conflicts of interest is then tabled at the next scheduled
Board meeting for approval by the full Board. The register
is provided to the Board for review and approval at least
twice a year.

The Board deems significant appointments to include
appointment to the Board of any listed company and/or
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,

Tne Brit-sh L and Company PLC 00821920

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.
Loraine Woodhouse was appointed as Non-Executive
Director of The Restaurant Group PLC and Pennon Group
PLC, in July and December 2022 respectively.

Im all cases the Board considered the appointments and
concluded that they would not impact the Directors’ ability to
dedicate sufficient time to their commitments at British Land.
The Board and Momination Committea will continuously
monitor all Directors' ability to commit sufficient time to the
Company. Prior approval of the appeintments was given, and
they were subsequently noted in the register of situational
conflicts which was then approved.

Non-Executive Directors’ letiers of appeintment set out

the time commitments expected from them. Following
consideration, the Nomination Committee has concluded
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 appaointment to
the Baard can be found within the report of the Noemination
Committee on page 128,

British Land's policy is to allow Executive Directors to take
one non-executive directorship at another FTSE company,
subject tc Board approval.

Starey,
& Orsman Road
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GOVERNANCE REVIEW confinued

Division of
responsibilities

—>

There is a clear written division of responsibilities between the
Chair {(whao is responsible for the leadership and effectivenass
of the Boarag), Chief Executive {(who is responsible for
managing the Company)} and Senior Independent Director
(SID) which has been agreed by the Board and is available

to view on our website britishland.com/committees,

When running Board meetings, the Chair maintains a
collaborative atmosphere and ensures that ali Directors have
the opportunity to contribute to the debate The Directors
are able to voice their opinions in a calm and respectful
anvironment, allowing coherent discussion,

The Chair also arranges informal meetings and events
throughout the year to help build constructive relationships
between Board members and the senior management team.
The Chair meets with individual Directors outside formal
Board meetings to allow for open, two-way discussion
about the effectiveness of the Board, its Committees and
its members. 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
Directors should they have any concerns. The Chief Executive
is rasponsible for the Company’s strategy, promoting our
culture and sharing key stakeholder views with the Board.

Operation of the Board

Qur governance framework set out on page 112 ensurey
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 for exceptional business,

Care s 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 stakeholders and senior executives. Chalirs

of Committees are also sent draft papers in advance of
circulation to Committee members o give time for input.

Papers for scheduled meetings are circulated one week prior
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 tablets which provide a secure and efficient process for
meeting pack distribution.

Under the direction of the Chair, the HR Director, General
Counsel and Company Secretary facilitates effective
information flows between the Board and its Committees, and
between senior management and Non-Executive Directors.

16 British Land Annual Report and Accounts 2073

Fhe British Land Co™npany PL C 00621920

Board Committees

Four standing Committees have been operating throughout
the year: Audit, Nomination, Remuneration and Environmental
Social Governance, to which certain powers have heen
delegated. Committee Chairs provide an update at each
Board meeting, so that the full Board is aware of the business
of each Committee. Membership of the Remuneration,

Audit and ESG Cammitteas comprises salely indepandent
Nan-Executive Directors, and the Nomination Committee
comprises the Chair of the Board who chairs the Committee
and independent Non-Executive Directors. The reports of the
standing Committeas are set out in the following pages.

The terms of reference of each 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 business to the Chief Executive.
Executive Directors and senior management have been given
delegated authority by the Board to make decisions within
specified paramaters. Decisions outside these parameters
are reserved for the Board, aithough management will often
bring decisions within their delegated authority to the Board
for scrutiny and challenge.

Executive Committees

Executive Committee

The Chief Executive is supported by the Executive Committee
in discharging his duties which have been delegated by the
Board. Comprised of the seniar management team, the
Committee’s main areas of focus are the formulation and
implementation of strategic initiatives, business performance
monitoring and evaluating and overseeing culture and
stakeholder engagement.

Investment Committee

Principal investment decisions 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. 'ts membership comprises
the majarity of the Executive Committee including the CEOQ
and CFO. The Investment Committes also reviews investment
proposals that fall cutside its delegated authority and
provides recommendations to the Board for its consideration.

Risk Committee

The Chief Financial Officer charrs the Risk Committee which
comprises all members of the Executive Committes and
senior management across the business, The Committee

has overall accountability for management of risks across
the business in achieving the Company’'s strategic objectives.

Sustainability Committee

The Chief Operating Officer chairs the Sustainability
Committee which ¢comprises the Chief Financial Officer,
Head of Developments, Head of Real Estate and Joint Head
of Canada Water & Head of Residential. The Committee is
attended by several membars of the British Land Leadership
Team and has management respaonsibility for the execution
of the Company’'s 2030 Sustainability Strategy and the
Company’s response to evoelving regulation in this area. The
Committee was re-formed during the year to an Executive
level Committee to reflect its responsibilities and ensure
thorough accountability.

Management committees

The Executive Committees are supported by several
management committees as detailed in our governance
framework on page N2




Composition,
succession and evaluation

—

Composition, succession and evaluation

Our rigorous and transparent procedures for appointing
new Directers are led by the Nomination Committee.
Mon-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 tength of concurrent
service. The procedure for appointing new Directors is
detailed in the Nomination Committee report on page 128.

The Nomination Committee is respansible for reviewing the
composition of the Board and its Committees and assessing
whather the balance of skilis, experience, knowledge and

diversity is appropriate to enable them to operate effectively.

Maore detail can be found in the Nomination Committee
report on pages 130 te 131

As well as igading the procedures for appointments to the
Board and its Committees, the Nomination Commitiee
oversees succession planning for the Board and senior
management with reference to the Board Diversity

and Inclusion Policy. Further details on the work of the
Nemination Committee and the Diversity and Inclusion
Policy are within its report on page 130.

The Notice of Meeting for the 2023 Annual General Meeting
details the specific reasons that the contribution of each
Director seeking re-election is and continues to 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

The internal evaluation of the Board was conducted by
the Head of Secretariat circulating guestionnaires, seeking
quantitative and qualitative feedback and reperting the
cutcomes to the Beard.

The Senior Independent Director held a meeting of the
Non-Executive Cirectors without the Chair to appraise
tha Chair's performance and running of the Board.

The internal evaluation concluded that the Board, its
Committees and its individual members afl continue to
operate effectively and with due diligence. The evaluation
considered the Board's composition, including diversity, and
its effectiveness |t also confirmed that progress was macdle 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 te 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
to buitd 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: External speakers attended meetings and dinners
throughout the year. The Board was particularly pleased with
the thought provoking insights of the external speakers at
the annual strategy off-site.

Recommendation
Management succession plans to be brought to the Board as
a racurring agenda item.

Progress: The Board has been integral to the development
and implementation of management succession during the
yvear 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
Committee and their direct reports;

- Specific Board training in respect of strategic themes and
the evolving regulatory landscape;

- Further information on industry competitors and the wider
real estate market; and

- A deep dive into the principal and emerging risk
identification process against the backdrop of the
FRC’s anticipated revision of the Code.

Qutcomes will be reperted 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 cantrol

—

Audit Committee

The Audit Committee is responsible for monitoring the
integrity of the financial statements and results announcements
of the Company as well a5 the appointment, remuneration
and effectiveness of the external and internal auditors. The
detailed report of the Audit Committee is on pages 132 to 140.

Financiat 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 Annual Report, taken as
a whole, is fair, balanced and understandable. The process for
reaching this decision is outlined in the report of the Audit
Committee on page 134. The basis on which the Company
creates and preserves value over the long term is described
in the Strategic Report.

Risk management

The Board determines the extent and nature of the risks

it is prepared to take to achieve the Company’s strategic
objectives. It also has ultimate responsibility for the
Company’s approach to risk management and internal
controls. The Board is assisted in this responsibility by

the Audit Committee which, in conjunction with the Risk
Committee, makes recommendations in respect of the
Group's principat and emerging risks, risk appetite, key risk
indicators and the operation and effectiveness of the internal
control environment. Further information on the Group’s risk
management processes and role of the Board and the Audit
Committee can be found on pages 139 to 140

During the course of its review for the year ended 31 March
2023, and to the date of this Report, the Audit Committee
has not identified, nor been advised of, a failing or weakness
which it has determined to be significant.

Pages 135 to 136 set out the confirmations that the Audit
Committee made to the Board as part of the risk management
and internal control assurance process for the full year.

Internal control over financial reporting

As well as complying with the Code, the Group has adopted
the best practice recommendations in the FRC ‘Guidance
on risk management, internal control and related financial
and business reporting” and the Company's internal control
framework operates in line with the recommendations set
out in the internationally recognised COSO Internal Control
integrated Framework.
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Audit, risk management and internal control
The key risk management and internal control procedures
over financial reporting include the following:

Operational risk management framework: operational
reporting processaes are in place to mitigate the risk of
financial misstatement. Key controls are cwned by senicr
managers who report on compliance on a six-monthly basis
to the Risk Committae. All key internal financial controls are
reviewed on a two-yearly cycle by Inteérnal Audit. In addition,
the risk and contrel team carries out sample testing
biannualiy across all key operational and financial controls
and reports exceptions to the Risk and Audit Committees;

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 external 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 regularly reviews ad hoc
events, draft financial reports and valuation information
during the interim and full year reporting process and
determines, with external advice from the Company’s legal
and financlal advisers as required, whether inside information
exists and the appropriate disclosure requirements,

Going concern and viability statements
Disclosures on gur use of the ‘geing concern’ basis of
accounting and our viability statement can be found in
the viability statement on page 61



>

Remuneration

The Company's remuneration policies and practices are
designed to support our strategy and promote the long term
sustainable success of the business. We have a clear strategy
which positions our business for growth. Delivering against
this strategy creates the inputs for future value creation

for all our stakeholders. In our Directors’ Remuneration
Report we explain our approach to incentivise and reward
employees to deliver value creation whilst also managing
the business on a day-to-day basis. We also explain how

we create alignment with shareholders and measure our
performance over the longer term.

The British Land Company PLC 00621220

QOur 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
remunearation cutcomes for Executive Directors.

> Further details on the Committee’s use of discretion this
year can ke found in the Directors’ Remuneration Repoert
starting on page 141,

Key investor relations activities during the year

{Amstardam)

May 2022 June 2022 July 2022

- Full Year Results Presentation - Morgan Stanley Europe & - AGM

- Full Year Results Roadshow EEMEA Property Conference - Virtual US roadshow

- Kempen Real Estate Conference (London) - Private client roadshow

(London)

September 2022

November 2022

- BofA Global Real Estate - Half Year Results Presentation - Analyst and Investor social
Conference (New York) - Half ¥Year Results Roadshow - Virtual US roadshow
- Virtual US roadshow - JP Morgan Best of British

Conference (London)
- UBS CEOQO Conference {(London)

December 2022

January 2023
-~ Barclays Real Estate Conference -

{London) (London)

February 2023

Private client broker roadshow -

March 2023

Citi Glokal Property Conference

(Miami3

- Kempen Property Conference
(New York)

Nerton Folgate
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GOVERNANCE REVIEW confinued

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 impiement our strategic priorities.

The Board has focused on several areas during
the year and made a number of key decisions
that enable the Company to execute its strategy.

Paddington Central —!

Strategy % - Strategy off-site with the full Board and Executive Committee
- Canada Water progress and the approval of funding
- Investor Audit

Finance —> - Approval of new financing including new Revolving Credit Facilities

- Approval of the FY24 Budget and Capital Plan

- Macroeconemic 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 raview
- York House refurbishment

Sustainability —> - Embodied and operational carbon
- GRESB performance
- Social Impact Fund
- Supply chain and procuremeant
Governance ——> - Introduction of the Innovation Advisory Council
- Technology and processes roadmap
- Modern Slavery Act
- Tax policy
- Annual General Meeting and shareholder angagement
- Board diversity and succession
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REPORT OF THE ENVIRONMENTAL SOCIAL

GOVERNANCE COMMITTEE

Alastair Hughes
Chair of the ESG Committee

HELPING
PEOPLE THRIVE

We seek to ensure the Company is a first-class
employer that buitds and manages best in class
buildings for its communities and occupiers and
delivers this in a sustainable way.

1 am pleased to present the report of the ESG
Committee for the year ended 31 March 2023,

The Committee assists the Baard 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
Nan-Executive Directors. Attendance at Committee
rmeetings during the year is set out in the following table.

Date of Commitiec

Director Postion apoontment Attendance
Alastair Hughes  Chair 1 Apr2019 a/4
~ Member TApr2019  4/4

Member 17 Nov 2021 4/4

Senior managers, inciuding the Chief Executive Officer, Chief
Financia! Officer, HR Director, General Counsel and Company
Secretary, Chief Operating Officer and Head of Secretariat
are invited to each Committee meeting, and other members
of our leadership team such as the Head of Developments,
Head of Environmental Sustainability, Head of Social
Sustainability and Head of Employee Relations are invited

to attend the sections of the meetings that are relevant to
their work.

Committee effectiveness

The Committee’s effectiveness was reviewed as part of the
wider internal Board evaluation which conciuded that the
Committee had operated effectively. The Committee reviewed
its terms of reference during the year, and no changes were
made. They are available at britishland.com/committees.

Committee responsibilities

The Committee is responsible for workforce engagement
under Provision 5 of the Code. We believe that having a
committee responsible for engagement with the workforce
provides greater resource at Board level dedicated to
engagement than designating a single Non-Executive
Director or workforce panel

The Committee has embraced its new name and now
organises its business under three pitlars: Environmental,
Social and Governance, 50 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 Pecople Prefer. Qur responsibilities are

listed below.

Environment

- Understand the impact of our operations on the
anvironment, including monitoring the execution of
the 2030 Sustainability Strategy

Social

- Oversee the delivery of the Community investment Fund
and the work of the Community Investment Committee

-~ Assass 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 devetopment of gender and ethnic diversity
of the senior management pipeling, including monitoring
the execution of the 2030 Diversity, Equality & Inclusion
Strategy which can be found at britishland.com/DEI

- Encourage the development of our charitable activities

Governance

- Qversee the work of the Sustainability Committee,
Coemmunity Investment Fund, Health and Safety
Committee and the Transition Vehicle
Oversee and monitor our Health & Safety systems

- Monitor the precesses and mechanisms for building
relationships with customers, suppliers and other
key stakeholders
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REPCORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE continued

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 compared with our FY19 baseline. However,
a significant part of these reductions are due to altered
working patterns because of Covid-19. We expect some of
these improvements to unwind as office use and occupancy
further normalises. 45% of assets in our portfolio have now
achieved an A or B grade EPC which is an improvement of
9% during the year. In developments, the continued focus on
embodied carbon and low carbon matertals is yvielding resuits
with the average embaodied carbon intensity of current office
developments now at 646kg COZe/m?, We also implemented
an engagement strategy with our occupiers to understand
their enaergy reduction plans. More information can be

found in the Sustainability section on pages 70 to 89.

Transition Vehicle

The Transition Vehicle was created to fund initiatives to
reduce cperational carbon emissions from the standing
portfolio This year it deployed £1.1m on sustainable
initiatives, and committed £59m, 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
assels with the majority being spent on upgrading LED lights.
The Transiticn Vehicle currently holds £13.3m which will be
used in future years to implement sustainable initiatives and
offset carbon.

The Transition Vehicle oversees the funding of purchasing of
carbon cradits; this year it helped to fund the purchasing of

carbon credits equivalent toc 67% of the embodied carbon in
cur 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 Diorama Theatre (NDT),
Regent’s Place
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ranking top of our peer group. as well as achieving a 4 star
rating for Standing Investments

- Bullding Research Establishment: recognised the first
large-scale use of a materials passport at 1 Broadgate
which will enable us to track materials used during
construction to increase the potential to reuse materials

- WiredScore: awarded a Platinum SmartScore for smart
buitding technology that coliects real time data te improve
operational efficiency and user experience at 1 Broadgate,
100 Liverpool Street, and Plots Al and A2 at Canada Water

We are also piloting earth friendly concrete at Canada Water
and have completad 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 contribution to sustainability in
years to come

Social

2030 Sustainability Strategy progress

The Thriving Places pillar of our 2030 Sustainability Strategy
focuses on creating a long-lasting positive social impact by
collaboratively addressing local priorities through a Place
Based approach.

We were pleased to see that all targets for the year had been
met. A key development during the year was the renaming of
the Community Investment Fund as the Social Impact Fund,
through which we have committed £25m, comprising £15m
of cash contributions and at least £10m of affordable space
by 2030.

The Fund delivers against targets for our three main areas
of focus: education, employment and affordable space. The
affordable space commitment buitds on British Land’s fong
history of engaging with its iocal communities providing a
range of space types and opportunities. Recent examples
include the Really Local Stores initiative providing affordable
raetail space to 15 local 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
boostad the UK economy with over £40m of additional
revenue and supported over 1,000 full-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 impressed by the quick response of the
Company and its people to emerging issues. During the year

a cost of living fund was created that ringfenced £200,000,
£25,000 of which was cornmitted 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 fanguage schoot which was driven by the Estate
Director at Paddingten Central. T 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 year ended
31 March 2023. Over the past year the Community tnvestment
Fund has been renamad the Social impact Fund to reflect our
2030 commitment and we will report under this going forward.

Workforce Engagement Statement

The Committee's responsibility to monitor Company culture
is crucial to ensure it is aligned with our purpose, values
and strategy.

How we engage

A collaborative approach with a clear flow of information
between leadership and the workforce is critical to the
alignment of culture and strategy. We use a range of
methods which are under constant review so that we
can adapt where necessary to maximise engagement.

As a direct result of the engagement methods described in
this report, the Board made the following principal decisions
during the year:

- to publicly state a target of having 17.5% BAME employees

- 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 objective 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.

Qutcomes:

- implement initiatives overseen by the Committee

- provides connection, lively discussion and vital education
for the Committee, Board and organisation as a whole

See overieaf 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 our staff meetings to ensure
that employees are fully informed on the position and
strategic aims of the Company.
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Outcomes:

- the Wellbeing Network ran a Financial Wellbeing Survey to
gauge employee sentiment and, based on the responses,
we will hold a series of financial education webinars

Emplcyee engagement survey

Wae conducted a survey in November 2022 and were
encouraged by the positive response. Our overall engagement
score rose to 78%, exceeading the scare in the previcus survey
and national benchmark. Qur scores for Social Connection,
Engagement and Leadership also exceeded benchmarks
significantly, and 93% cf employees reported that they were
proud to work for gritish Land | he ESG and Remuneration
Cemmittees participated in a deep dive session to analyse
themes and trands, including through a diversity lens.

Qutcomes:

- relaunching our Learning and Development Portal

- refurbishment of our head office to reflect the need for more
collaboration/sacial space and guiet places to take video calls

- relaunching in-house managerment 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.

Qutcomes:

- two employee generated initiatives have been implemented
inciuding a ‘Hats On’ channel where staff can suggest new
ideas and improvements for the business, and an Innovation
Advisery Council as detailed on page 107

~- unveiling of our new Company value, deliver at pace,
which enshrines our employees’ abilities to quickly adapt,
innovate and problem solve which they demonstrated
throughout the pandemic

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 a weekly

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 'n 2 hybrid
format are led by members of the Executive Committee and
feature news and updates from all areas of the business,
including our regional offices.

QOutcomes:

- Executive Committee members follow up at team level
to answer guestions and address concerns in a less
formal setting and feedback is discussed at Executive
Committee meetings

Director engagement

We host regular ‘NED Breakfasts’ where employees have
the opportunity to share breakfast with some of our Non-
Executive Directors and ask questions, engage in discussion
and hear about their careers and experience. Qur women's
network, EquitaBLe, arranged ‘in Conversation with Loraing
Woodhouse' where employees heard Loraine speak about
her career and participated in a Q&A session. Our mentoring
scheme to pair highly performing senior employees with
Non-Executive Directors also continued for its third year.
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REPCRT 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. EquitaBlLe's work this year was a greal example
of the tangible impact effective engagement can have.

Cur January 2022 staff engagement survey revealed that
for three of the questions, there were statistically significant
differences in the scores given by men and women. We
arranged a series of focus groups, open to all, to provide a
forum for sharing personal insights and really understand
where the Company could make meaningful differences.

Based on the high quality discussions and feedback, with
the support of HR and leadership, we rolled out several
initiatives during the year to address some of the concarns
raised, including

- Collaborating with HR and the NextGen network to launch
the speed mantoring 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 everts for wWomen's History
Month with women in senior management participating

- Working with HR to introduce a Menopause Policy

- launching our FlexiBLe blog, which raises awareness of
flexibie ways of working amangst 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 subistantial impact of our work

in the November 2022 engagement survey results. Not only
was there a considerable reduction in the difference between
scores given by men and women for two of the guestions, for
the last, women scored more positively than men.

In the coming year, wea plan to build on our work, identifying
areas of priority from the November survey results such as
career progression opportunitias for women, ensuring British
Land offers the right levels of flexibility for working parents
and coliabaorating with cur 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 kay in supporting leadership to achieve
eguitable outcomes for all.”

Jess Ford, Chair of EquitaBie

Our impact

January 2022 November 2022
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Progress against our Diversity, Equality

& Inclusion Strategy

Last year we identified diversity and inclusion as a key

area of focus for the Committee, and we introduced our
Diversity, Equality & Inciusion Strategy that brings together
our initiatives in this space and sets guantifiable targets.
The Committee has received regular updates throughout
the year, and we are pleased to report on the progress
made under each of our five pillars.

_>, 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.

Peopie and culture

The Equal Pay audit ensures parity and consistency in our
remuneration process. Our ethnicity pay gap has reduced
for the second year running. During the year the median
ethnicity pay gap reduced by 5%. We also introduced a
target of having 17.5% BAME employees by 2025.

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

Recruitment and career progression

We use blind CVs wherever possible to ensure bias free
candidate selection for interviews and launched our Early
Careers Strategy in May 2022, which aims to attract and
retain young diverse talent. This year we welcomed eight
work experience students through Pathways to Property, five
interns through 10,000 Black Interns and one intern through
Leonard Cheshire. We are thrilled to see the tangible results
of this work having been ranked as the top property
company and 16™ overall on the Social Mobility Employer
Index 2022, rising 45 places from our position last year.

w~> 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 and 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&| commitment. We were proud to receive Disability
Smart Accreditation from the Business Disability Forum in
recognition of our procurement team’s work to implement
new toals improving digita! 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 inclusion
and progress against them was assessed as part of our
annual performance review process.

7\, 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 Nomination Committee on page 131.

hY
-7

Places and communities

Work is underway to align our Early Careers and Social
Sustainability strategies by establishing community
recruitment partnerships at our ptaces and working with
local authority stakeholders to support local residents into
the industry. This year headline KPIs have been created to
track our progress.

_> Further information on initiatives under our DE&! Strategy
can be found in the People and culture section of the
Strategic Report on page 66.
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REPORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE continued

Network case study: REACH

Dale Hoskins, chair of REACH, says: “REACH stands for
Race, Equality and Celebrating Heritage. The network
was rebranded in 2019 to increase the wellbeing and
success of BAME employees at British Land and to
support, celebrate and encourage ethnic minority
employees. Networks provide valuable input and
accountability to the business and help make the
spirit of policies a reality. REACH contributes by
tapping into the unique perspectives, skills and
experiences that BAME employees bring The support
and encouragement from leadership demonstrates
British Land’'s commitment to social responsibility.

In keeping with our values, much of ocur work allows
employees to bring their whole selves and share their
lived experiences to educate, stimulate discussion and
promote inclusivity around the business.”

Initiatives:

Employee diversity target: we proposed the adoption
of a Company-wide target of 17.5% BAME employees
which was approved by the ESG Committee and
incorporated into the Company’'s DE&I Strategy.

Reverse mentoring: working with HR, we launched a
pilot reverse 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 cultural identity
to ecducate the wider business, pravide guidance on
supporting colleagues (for example, during Ramadan)
and connect people from around the business.

Events: included a livestream on 'How to talk to
children about race’ in collaboration with the Parents &
Carers Network; an art exhibiticn during Black History
Month showcasing black artists at York House; and
cultural celebrations throughout the year to
acknowledge festivities such as Diwali and Hanukkah.

Governance

The Committee took time to understand management’s
approach to health and safety and as always was impressed
with the rigour and detail of the systems in place to ensure
our buildings and practices are safe. We were 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 asssets, undertook studies to
understand them thoroughly and put in place measures

to address the reguirements 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,
material supply constraints, supply chain uncertainty and
the conflict in Ukraine. The impact of these external factors
on our decision making, proccurement routes and contractor
setection were brought to our attention and challenged
appropriately. We were reassured by the diligent approach
taken by managemaent in response to the challenges of the
rmacro 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
i.and hosted its first Supplier Partner Conference since the
start of the Covid-19 pandemic. Here we restated, alongside
our partners, our commitment to responsible procurement
and the importance of the relationships we have with our
suppliers, big or small. The close ties and collaboration with
our suppliers are paramount te the work we do, and it is
comforting to know that our suppliers are alignad with

our 2030 Sustainability Strategy and lead with the same
values as our 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 year

This year we have seen steady progress towards achiaving
our 2030 Sustainability Strategy. In particular, we were
pleased to see how clearly the social sustainability strategy
has been implemented through the real life effects of our
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 our GRESB
rating for Standing Investments.

Qur people remain central to what we do. We will continue
to monitor the culture of British Land through our workforce
engagement methods including those cutlined 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,
Fquality & 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 paople to bring their whole selves to work,
which is a foundation of our culture at British Land

We will also maintain best in class construction and health
and safety whiist 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 exacution 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 level It is the Committee’s responsibility to
maintain an appropriate combination of skilis and
capabilities amongst the Directors.

The Nomination Committee continuas 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 Committee’s work throughout
the year. British Land strongly believes in diversity as a
business and seeks to improve and {ead in this area. As

a Committee we are mindfu! 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 cur gquantifiable targets Assisted by the
work of the ESG Committee in ensuring a diverse pipeline
for succession, consideration was given to the henefits of
diversity in its widest sense including gender, social and
ethnic 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
orogress both in this report and in the Paople and

culture section of the Strategic Report.

Succession planning at Board level continues to be a

priority for the Committee. The Committee is mindful of
Non-Executive Directors approaching nine years in post and
the search process for appropriate successaors is ongoing.

As Directors approach their nine-year limits, the Committese
has an opportunity to consider more 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 cur values
and aim to strengthen our commitment to sustainability

and diversity.

In the year ahead, the Committes wili continue to focus on
the medium to iong 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.

S8 0&’&’

Tim Score
Chair of the Nomination Committee
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REPORT OF THE NOMINATION COMMITTEE conlinued

Committee composition and governance

The Committee has five members. As at the 31 March 2023
year end the Committee comprised: Tim Score, Praben
Prebensen, Alastair Hughes, Laura Wade-Gery and

frvinder Goodhew.

Details of the Committea’s membership and attendance at
meetings during the year are set cut in the table below.

firector Fositon

Tim Score  Chair
‘Alastair Hughé“s“"__ “Member
Irvinder Goodhew  Member

Laura Wade-Gery ~ Member

Pi;;ben Prebe;ws-en Membg;

Date of Commuttee
agpaintment  Attendance

1Apr 2017 3/3

20 July 2020 3/3
T I8 Nov 2020 3/3
"8 Nov 2020 3/3
19 July 2009 3/3

Responsibilities

Director search, selection and appointment process

The Committes 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. Russeli Reynelds Associates, the executive search
firm appointed, has no other relationship to the Company

or individual Djrectors. The firm has adopted the Voluntary
Code of Conduyuct 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
Counseal and Company Secretary and Head of Secretariat to
discuss their induction needs in detail, following which the
programme is tailored specifically to their requirements and
adapted to reflect their existing knowledge and experience
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Each induction programme would ordinarily include:

1. meetings with the Chair, Executive Directors, Committee
Chairs, external auditor and remunaration consultants

(as appropriate);

2. information on the corporate strategy, the investment
strategy, the financial position and tax matters
(including details of the Company’s REIT status);

3. an overview of the property portfolio provided by
members of the senior management team;

4. visits to key assets;

5. details of Board and Committee procedures and

Directors’ responsibilities;

6. details of the investor relations programme; and
7 information on the Company’'s approach to sustainability

The Committee also has responsiblility for the Board's training
and professional development needs. Directors recelve
training and presentations during the course of the year to
keep their knowledge current and enhance their experience.

Board and Committee composition reviews

and appointments

During the vear the Committee reviewed the broader
composition and balance of the Board and its Committees,
their alignment with the Company's strategic objectives
and the need for progressive refreshing of the Board.

The Committee is satisfied that, following the internally

facilitated Board effectiveness evalyation, the Board and its
Committees continue to maintain an appropriate balance of
skills and experience required to fulfil their roles effectively.

Details of external appointments taken on by Directors during
the year can be found on page 115. These appointrments 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 pricr

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
agencies which have
adopted the Voluntary Code
of Caonduct for Executive
Search Firms on gender
diversity and best practice.
The Committee and agency
work together to develop

a comprehensive role brief
and person specification,
aligned to the Group's
values and culture. This
brief contains clear criteria
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 the role
to produce a longlist of high
guality candidates from a
broad range of potential
sources of talent. This
process supporis creation
of a diverse langlist. The
Nomination Committee
selects candidates from

this list to be invited

for intarview.

Interview

A formal, muiti-stage
interview process is used

to assess the candidates. For
each appointment the choice
of interviewer is customised
to the specific requirements
of the role. All interview
candidates are subject to a
rigorous referencing process

Review and
recommendation

The Committee ensures
that, prior to making

any recommendation

to the Board, any potential
conflicts and the significant
time commitments

of prospective Directors
have been satisfactorily
raviewed.




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 Committees, together with the overall balance
of knowledge, skills, experience and diversity.

The Committee concluded that each Non-Executive Director
continues to demonstrate commitment to his or her role as
a member of the Baard 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 Commillee recomimended to the Board that
all serving Directors be put forward for re-appointment at the
2023 AGM.

_\7 Biographies for each Director can be found on pages 108
to 1.

Succession planning

The Committee is responsibie for reviewing the succession
pians for the Board, including the Chief Executive. We
recognise that successful succession planning includes
nurturing cur own talent pool and giving opportunities to
those who are capable of growing into more senior roles.

The Committee considered the gender balance of the

Board over the next two years specifically when considering
Directors approaching tenure limits and the reguirement

to have a woman in one of the four main Board rcles,

The Board completes a skills matrix periodically 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.
Importantly, the creation of the Innovation Advisory Council
witl 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
management for cansideration by the Committee with

the rest of the Board invited to be involved as appropriate.
The Committee notes that the remit of the ESG Committee
includes consideration of the extent to which the business
is developing a diverse pipeline for succession to senior
management roles.

Succession plans far executive managemaent, which would
typically be deait with by the Committee, were discussed
with the full Beard during the year. Sally Jones, previously
our Head of Strategy, Digital & Technolegy, stepped down
from the Company and Nigel Webb, currently our Head of
Developments, will retire in 2023, Sally 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 Londen
skyline. Their responsibilities have been assumed by
existing members of our Executive Committee. The Board
is confident that the management team is the right group
of people to deliver on the stretching operational targets
that are in place.
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Chair successor

Following 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-Executive Director
since March 2014 and Chair since June 2019. In this
time the Company has made significant changes to

its strategy and senior leadership, including a new

CEO and CFO during Tim's tenurg as Chair. Given the
current macroaconomic challenges and focus of the
management team to deliver our ambitious plans for
growth, the Committes agreed that it was in the best
interests of the Company to retain Tim as Chair for one
yvear beyond the nine-year limit set out in Provision 19
of the Code.

Tim has brought expertise and leadership to British
Land which has benefited immeasurably from hig
guidance and knowledge. A thorough process to find
an appropriate candidate will be led by me as Senior
Independent Director with the intention of appointing
a successor by the 2024 AGM,

Preben Prebensen
Senior Independent Director

Non-Executive tenure as at 31 March 2023 (years)
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REPORT OF THE NOMINATION COMMITTEE continued

Demonstrating our skills

The skills matrix shows the level of expertise our Chair and
Nen-Executive Directors have across a range of disciplines.
All Directors appear in more than one category. Directors
were marked on a grading scale from one to three for each
skill or experience. The maximum score is 24,
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Board Diversity and Inclusion Policy

The Board’s Diversity and Inciusion Policy was amended
during the year to reflect the enhanced diversity requirements
of the FCA Listing Rules and the recommendation from the
FTSE Women Leaders review. The policy applies to the
Board and its Committees.

The policy recognises the benefits of diversity In its broadest
sanse and sets out the Board's ambitions and objectives
regarding diversity at Board and senior management level.
We believe that in order to achieve Places People Prefer

we need a diverse Board to reflect the diverse places we
develop and manage. The policy notes that appointments
will continue to be made on merit against a set of objective
criteria, which are developed in consideration of the skills,
experience, independence and knowledge which the Board
as a whele requires to be effective. The policy also describes
the Board's firm belief that in order to be effective a board
must properly reflect the environment in which it operates
and that diversity in the boardroom has a positive effect on
the quality of decision making.

The objectives fram the palicy in force for the year ended
21 March 2023 included:

- the intenticn to maintain a balance such that at least 40%
of the Board arg women.

- theintention to maintain at least two Directors from an
ethnic minority background.

~ theintention 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. Senjior management is
defined as the Executive Commitiee and their direct
reports in leadership roles.

- to ensure that there is clear Board-level accountability
for diversity and inclusion for the wider workforce.

The Board has decided to go bayand the regulatory
requirements in adopting the revised policy, in order to drive
positive change and lead from the front. In setting stretching
targets, the Board recognises that there will be times when
they are not met. British Land {5 a relatively smali
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Board gender balance

organisation in terms of numbers of employees and therefore
changes at the senior end of the business can have a
disproportionate effect on outcomes.

As at 31 March 2023, the Board had met a majority of its
targets on gender and ethnic diversity balance. One cf the
four senior Board roles outlined above was not cccupied 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 senjor
management, as previously defined, was 35% women,

aown frem 37% in 2022, This is driven first by changes to our
Executive Committea during the year and the reorganisation
of internal reporting lines. Gender diversity is an industry-
wide concern. The most recant!ly published data by the Royal
institute of Chartered Surveyors (RICS) shiows that only 4%
of famale chartered surveyors in the UK are RICS fellows.
This makes it mare 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 women and this year we have introduced
targeted development programmes for mid-level women

to help them achieve their full potential and develop our
pipeline. We also introduced a Group-wide target of

having 17.5% BAME employees by 2025,



Clear accountability for diversity and inclusion is delivered
through the ESG Committee, which menitors pregress on
diversity and inclusion objectives and relevant initiatives
within British Land.

Our Board Diversity and Inclusion Pelicy and Company
Diversity, Equality & Inclusion Strategy together enable

I'he British Lang Company PLC 006821920

us to bring in people of wide-ranging tatent and experience,
diversity of thought and bolstering decision making allowing
us to continue to create Places People Prefer.

X The policy can be found on our website
britishland.com/committees.

Number of senlor
positions on

the Board Number in
Murrber of (CEQ, CFO, axecutve % of oxecutive
RBoard members % of the Board SIO and Chaur) management rmanagement
Men 6 60 4 7 70
Women 4 40 - 3 30
Other - T - . -
Prefer not to say - - - - -
Number of sorior
POsITIoNSs O
the Board Mumber in
Number of (CED, CFO, exacutive % of execulive

White B r!t|$o?oﬁ1§@’ihlté@5lﬁu ding minority jw'H\'itie' grou ps_)'

Mixed/Multiple ethnicgroups
British S
Elack/African C}g[ibﬁean/slack British
Other ethnic group, inciuding Arab

Not specified/prefer not to say

Boara members % of the Qcard . S and Chairy managemeant management
8 20 : 90
20 1 1 10

The table above sets out the ethnic background and
gender identity of the Board and Executive Committes

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 faciiitated 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 concluded that
the Committee operated effectively.

Board composition review

The Committee reviews annually the structure, size and
compaosition of the Board. This review considers the skills
and qualities required by the Board and its Committees as

a whole inlight of the Group's long term strategy, external
environment and the need to allow for progressive refreshing
of the Roard. The review identifies the specific skills reqguired
by new appointees and guides the Committee’s long term
approach to appointments and successicn planning.

The Committee also reviewed its terms of reference during
the year and no changes were recommended. The terms
are available on our website britishiand.com/cemmittees.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Committee
schedules for consideration sach year, over the next 12 months
we will continue to focus on succession planning both for the
Board, specifically the Chair, and at senior management level,
and further develop a strong talent pipeline and associated
leadership programmes in line with the Board Diversity and
Inciusion Policy.
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REPORT OF THE AUDIT CCMMITTEE

Loraine Woodhouse
Non-Executive Director

MONITORING

Tne British t.and Company PLC 00621920

1 am pleased to present the report of the Audit
Committee 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 weli 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 knewiedge to
fulfil their responsibilities.

Members’ attendance at Committee meetings is set out in the

following table:

Date of Commiitee

Director Positon appointment  Attendance
Loraine Woodhouse  Chair 31 Mar 2021 3/3
Alastair Hughes Member  1Jan2018  3/3
Nicholas Macpherson'  Member 1 Apr2017 11
Prrrerben Prebensen Meﬁ"—ber_ o 1Jan 2021 3/3

Q U A L I I ' A N D 1. Nicheolas Macpherson staod down as a Director of the Company effective

INTEGRITY

from 12 July 2022

FY23 calendar

The calendar below gives an
overview of the key matters
considered by the Committee
during the year.

The key shows the main areas that the
Committee focused on and can be used
to see how we have spent our time
during the year.

Key

@ [|vostment ane develgoment
propeorty valuations

@ Corporate and financial
roporting and fair, patanced
and unaerstandable assessment

® sk rmanagemant ana Internal ©

@  cuornal Aucit and Internsl Audt
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: May 22

valuation reports, effectiveness
and rotation

2022 draft Annual Report and Accounts
and preliminary announcement

Fair, batanced and
understandable assessmeant

Going concern and via

¥y assessments

Assessment of Drlncipé'\ énd emerging
Vflsks.ig)lﬁsk indicators and ['\__s_&_(_appet:te

Internal controls effectiveness

Intarnal Audit update

information security update
External Audit report

Sustainability assurance report

Corporate Governance Code review

Auditor rea;ﬂpo'wntment and gabswdlary
auditor approval

@ Non-audit services policy

recommendation

@ internal Audit tender

External Audit tender

o July 22

AGM

Authority for the Audit Cormmittee to
determine the auditor’s remuneration
and the reappointment of the external
auditor were approved by sharehclders




For the purposes of the Code and FCA Handbook, the Board

is satisfied that the Committee as a whole has competence
relevant tc 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’ biographies on pages 108 to 11,

The Committee meets privately with both external and
internal auditors after each scheduled meeting and ¢ontinues
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 Gronp and
am thereby able to identify those matters which require
meaningful discussion at Committee meetings. | also

meet the External Audit partner, Internal Audit partner

and representatives from each of the valuers privately to
discuss key issues as well as giving them the opportunity

to raise any concerns they may have.

Committee effectiveness

The Committee reviewed its effectiveness as part of the wider
internat 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 cur website at
britishland.com/committees.

L.CC) .

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 Annua!l Report and preliminary announcement
ahead of publication, including sustainability related
disclosures and related assurance.

Kalr, 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 appointment of, and policy for non-audit
servicas provided by, the external auditor.

Internal Audit

Maonitoring and reviewing the Internal Audit plan, reports
on the work of the internal 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
aof the portfolic for which each valuer has responsibility.

\ N

> November 22 - March 23

@ Valuer report, effectiveness and
Aappointrent policy update

. 2023 half year results and draft
prefimmnary announcement

risks, key risk ind:cat

corruption update

[ ] Key flnanC!aI reportmg judgements

. Gomg COF\PENW assessment

[ ] External  Audit review

. R\Sk management update . !nternal Audlt report

. Financial repartin

Y !nform:ratﬂon security update

. _Corporate governance reforms
o Internal Audit update
® Internal cOntro\s effectweness

Gomg concern and v

Annual tax update n

® External Audit plan, fees and
_engagement letter

@ Internal Audit tﬂnder update

TCFD update includ

financial reporting

Effectiveness of Aud
mternal and external

. Extemal Aud[t tender update

® Assessment of principal and emerging
. ‘Annual fraud and anti- -bribery and

® _Whistleblowing report
. Data pnvacy camphance uodate
® Corporate governance reforms

and risk relating to tax

tha risk of cimate change in our

Focus for the coming year:

Processes by which the Board identifies,
assesses, moenitors, manages and mitigates
risk, particularly in the context of the
current economic yncertainty and the
high inflationary environment;

Monitor key risk areas, particularly those
scheduled for review by Internal Audit
including, but not limited to, key financiai,
operationa!l and IT controls, development
appraisal governance, E5G reporting and
Digital Placemaking,

Continue Lo 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.

ors and r\;k appet\te

1abi \ty assessments
c\ud:ng ax planmng

ng reﬂactmg

i

it Comm\ttee
auditors
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REPORT OF THE AUDIT COMMITTEE continued

Corporate and financial reporting

The Committee continues to review the content and tone
of the preliminary results, Annuai Report and Accounts and
half year results and make recommendations to the Board
regarding their accuracy and appropriateness. Drafts of the

Annual Report and Accounts are reviewed by the Committee

as a whole prior to formal consideration by the Board, with
sufficient time provided for feedback.

The Committee reviewed the kay messaging included

in the Annual Report and Accounts and half yvear results,
paying particular attention to those matters considered to
be important te the Group by virtue of their size, complexity,
level of judgement required and potential impact on the
financial statements 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 Cammittee considers annually whether, in its opinion,
the Annual Report and Accounts, taken as a whole, is fair,
balanced and understandable and whether it provides the
information necessary for stakeholders to assess the Company’s
position, performance, business model and strategy.

The following process is followed by the Committee in
making its assessment:

Senior management including members of
the Investor Relations, Financial Reporting.
1. Analysis, Verification and Company

Management | Secretariat teams reviaw and challenge the
review content and layout of the Annual Report

and press release. A report is produced

summarising their findings and

subsequent changes.

The external auditor reviews content

2. throughout the drafting process,
External challenging management on its accuracy
auditor and appropriateness. Any significant issues
are reported to the Committee and to the
executives responsible.

Alongside the external auditor's review,
3. a small internal group reviews the Annual
Internal Report, oversee a verification process for
verification all factual content and reports its findings
to the Cammittee.

The Committee reviews the cutputs from
4 stages 1-3 above and, if appropriate, makes
a recommendation 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’
Responsibilities Statement on page 163,
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The significant issues considered by tha 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:

Sigruf-cant 1ssUes considernd and how those 1ssLes wors addressed

Going concern and viability statement

The Committes reviewed management’s analysis supporting
the preparation of the financial statements on a going concern
basis. This included consideration of forecast cash flows,
availabllity of committed debt facilities and expected
covenant headroom.

The Committee alse reviewed management's assessment of
whether the Group's long term viability appropriately reflects
the prospects of the Group and covers an appropriate period
of time. This inciuded consideration of whether the assessment
adequately reflected the Group’s risk appetite and principal
risks as disclosed on pages 48 to 60; whether the period
covered by tha statement was reasonable given the strategy
of the Group and the environment in which it cperates; and
whether the assumptions and sensitivities identified, and
stress tested, represented severe but plausible scenarios

in the context of solvency or liquidity.

The Committee received a report from the extarnal auditor on
the results of the testing undertaken on management's analysis
in both cases.

Provisioning

The Committes 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 racurring risk
for the Group with non-standard accounting entries required,
and in some cases management judgement applied. The
Committee reviewed management papers on key financial
reporting matters, including those for significant transactions,
as well as the externai auditor’s findings on these matters. In
particular, the Committee considered the accounting treatment
of the formation of a joint venture with GIC in respect of
Paddington. The external auditor separately reviewed
management’s judgements in relation to these transactions
and determined that the approach was appropriate.

Valuation of property portfolio

The valuation of investment and development properties
conductad by external valuers is inherently subjective as it is
undertaken on the basis of assumptions made by the valuers
which may not prove to be accurate The outcome of the
valuation is significant to the Group in terms of investrment
decisions, results and remuneration. The external valuers
presented their reports to the Committee pricr 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.

Outcome

The Committee satisfied itself that the going concern
basis of preparation remained appropriate. In doing so,
the Committes requested that a reverse stress test be
undertaken, in addition to the severe but plausible
scenariocs conducted. The Committee agreed with
management’s assessment and recommended the
viability statement to the Board. The viability statement,
which includes our going concern statement and further
details on this assessment, is set out on page 61

The Committee was satisfied that the provisioning
approach was appropriate and proportionate for the Group.

The Committee was satisfied that the accounting treatment
and related financial disciosure of significant transactions
was appropriate,

The Committee analysed the reports and reviewed the
valuation outcomes, 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 methodology
applied in respect of development costs at Canada Water
as well as the availability 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 Repaort.
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Taxation provisions

The Committee reviewed the appropriateness of taxation
provisions made and releasaed by the Group during the period.
it considered papers prepared by management and discussed
the views of the external auditor to obtain assurance that
amounts held were commensurate with the associated risks.

Corporate simplification and restructure

The Commitiee reviewed a corporate simplification and
restructuring exercise conducted in the year. It considered
the analysis prepared by management, supported by external
advice received from lawyers and accounting and tax experts.
The external auditor also provided their view on the proposed
transactions and ocutcomes 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
nan-standard matter.

Risk appetite and principal risks

The Committee received reports from management which
included a review of key risk indicaters in the context of
our risk appetite and updates on our operationai risks.

Assessment of internal controls

This year we have again operated in the context of the
proposed corporate governance reforms and are continually
seeking to enhance our internal control environment.
Management provided biannual confirmation of the
effectiveness of internal controls.

The Committee reviewed management’s continuing compliance
with the TCED requirements for this year's Annual Report and
Accounts. It considered any changes proposed to both the
Strategic Report and financial statements,

External Audit

PricewaterhouseCoopers LLP (PwC) was appointed as the
Group's external auditor for the 2015 Annual Report and
Accaounts following a formal competitive tender process.
Given the continuing robustness and effectivenass of PwC

in their role as extarnal auditor the Committee believes it is
in the best interests of shareholders for PwC to remain in role
for the following financial year and for a competitive tender
process (o be completed in early 2024 ahead of the 2025
year-end audit.

The year under review is Sandra Dowling’'s fourth year as
engagement partner following a mandatory rotation at the
canclusion of the 2019 audit. As part of the External Audit
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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,
inciuding the findings of the external auditor who

provided a supplementary report on the matter.

The Committes challenged management’s assessment of
the principal and emerging risks, as well as the appropriate
optimal and tolerable ranges for relevant key risk indicators
for monitoring these risks, given wider macroeconomic
volatility. The Committee resolved that management’s
assessment of the principal and emerging risks and risk

The Committee reviewed management’s biannual
confirmation of the effectiveness of internal controls.
This includes internal control testing of operating
affectiveneass 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 Annual
Report and Accounts for approval by the Board. The
Committee satisfied itself that the Group’s resulting

TCFD disclosure was appropriate.

tender process PwC have identified a proposed successor
audit partner who will lead their tender bid. The individual
was interviewed by members of the Audit Committee and
senior management ahead of the proposal.

The Committee is responsible for overseeing the relationship
with the external auditor and for considering thair terms of
engagement, remuneration, effectiveness, independence and
continued objectivity The Committees reviews annually the
audit requirements of the Group, for the business and in

the context of the external envirecnment, placing great
importance on ensuring & high quality, effective Externai
Audit procass.

BDO 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 Committee Chair. British
Land’s primary objective is to ensure a fair and
transparent tender process and to appoint the audit
firm that will provide the higheast guatity in the most
effective and sfficient manner. To ensure shadowing
(if required) through the External Audit for the year
ending 31 March 2024, our planned process anticipates
a recommendation to the Board in early 2024.

Planning and preparation

As part of planning the tender process, the Committee
has taken due regard of the current FRC guidance on
audit tenders and has considersd the relevant sections
of the draft ‘Minimum Standards for Audit Committees’
published by the FRC in November 2022, In selecting a
long list of firms to be considered to invite to tender
the Committee’s selection considerations included:

independence criteria

. Audit capability and competence

. Audit Quality Review performance

. Real estate experience and breadth of subject
matter exparts

5. Capacity to provide a robust audit

FNNEINEE

Tender process

1. Before the formal process begins
- Selecting firms to involve
- Consider the audit team of each firm
- Define critical success factors

2. Tender process period
- lIssue Request for Proposal
~ Provide access te management and data room
- Consider technical challenges

3. Selected firms provide a proposal decument
for consideration

4. Selected firms present to management and the
Audit Committee

5 Decision making and recommendations made to
the Board

Fees and non-audit services

The Committee discussed the audit fee for the 2023 Annual
Report with the external auditor and approved the proposed
fee on bahalf of the Board.

In addition, the Group has adopted a paolicy for the provision
of non-audit services by the external auditor in accordance
with the FRC's 20319 Revised Ethical Standard. The policy
helps to safeguard the externat auditer's independence and
objectivity. The policy allows the external auditor to provide
the following non-audit services to British Land where they
are considered g ba the most appropriate provider for audit
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related services, including formal reporting relating to
borrowings, shareholder and other circulars and work in
respect of acquisitions and disposals. In some circumstances,
the 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 raguired.

In additicen, the following protocols apply to nen-audit fees:

- total non-audit fees are imited to 70% of the audit fees in
any onea year. Additionally, the ratio of audit to non-audit
fees is calculated in line with the methodoclcgy set outin
the FRC's 2019 Revised Ethical Standard;

- Committee approval is required where there might be
questions &s tc whether the external auditer has a cenflict
of interest; and

- the Audit Committee Chair i5 required to approve
In advance each additional project or incremental fee
between £25,000 and £100,000, and Committee approval
is required for any additional projects over £1C¢0,000.

Total fees for non-audit services amounted to £0.03m, 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 Committes 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 Respoensibilities)
Order 2014, published by the Competition and Markets
Authority on 26 September 2014,

Effectiveness

Assassmeant of the annual evaluation of the external auditor's
performance was undertaken by way of a questionnaire
completed by key stakeholders across the Groug, including
senior members of the Finance team. The review took into
account the quality of planning, delivery and execution of
the audit (inciuding the audit of subsidiary companias), 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

Internal Audit transition to Deloitte LLF

in consideration of the length of time EY had been in
place and in connection with the upcoming competitive
tender process for the External Audit it was decided
during the year to hold a competitive tender process
for the Internal Audit provision. Interested and quaiified
parties were invited to submit proposals and the tender
process considered both large and challenger audit
firms. Following a detailed selection process overseen
by the Audit Committee Chair, Deloitte LLP were
appointed as the new internal auditor effective

from the financial year beginning 1 April 2023.
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independent, and signs a letter of confirmation stating its
independence annually.

The Committee concluded that the quality of the external
auditor's work, and the leve! of chalienge, knowledge and
competence of the audit team, had been maintained at an
appropriate standard during the year.

The Committee therefore recommended to the Board that
a resolution to reappoint PwC as external auditor of the
Company be put to shareholiders at the 2023 AGM.

Internal Audit

The role of Interrnal Audit is ta act as an independent and
objective assurance function, designed to improve the
affectivenass of the governance, risk management and
internal controls framework in mitigating the key risks

of British Land. Ernst & Young LLP (EY) provided Internal
Audit services to British Land during the financiai year

and attended all Committes 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 appointed as intarnal auditor effective
fram the financial year beginning 1 April 2023. Since the
conclusion of the tender a handover precess has been
underway to ensure continuity of the Internal Audit provision.

Tre British Lana Company PLC 00621320

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. Internal
audits completed during the year included those in relation
to key financial controls, financial reporting system upgrades,
health and safety processes, 1T disaster recovery and general
controls, risk management, business ¢continuity, and the
Group's purchase to pay system. Overall, no significant
control issues were identified although several process

and control improvements were proposed, with follow

up audits scheduled where necessary.

Effectiveness

The annual effectiveness review of the internal auditor
included consideration of the Internal Audit charter which
defined EY's role and responsibilities, review of the quality
of the audit work undertaken and the skills and competence
of the audit teams. Key stakeholders across the Group,
including Committee members, Mead of Secretariat, Head of
Financial Reporting and other senior emplovees, completed
a questionnaire to assess the effectivenass of the internal
auditor. The Committee concluded that, notwithstanding
the decision to tender the Internal Audit role in ordar to focus
on more strategically targeted audits, EY had discharged its
duties as internal auditor effectively throughout the year.

Feedback to inform the Committee’s review of the effectiveness of the Internal and

External Audit

Internal Audit/External Audit

Ma;#;‘c‘mcn! B AL’:u’V: Commw’t’t’c;
- Assessed aud-i_t_;’esoﬁrée andmé;(per”tfs-e‘ - ”ﬁevfé;red the'v;/ork' carried - Considered the views from members, the
- Reviewed the quality of audit work, out by the Risk Committee. Finance team and regular attendees of
skills and competence of the - Reviewed the questionnaires the Audit Committee.

audit teams.
- Considered feedback from PwC in
relation to the External Audit process.
- Considered feedback from EY in

during the year.

- Reviewed EY's confirmations relating
to the Internal Audit including their
independence, composition, and
interaction with external auditor,
Committee and Board

- Assessed the Internal Audit plan.

Cocome

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 refevant
disclosure processes.

-~ Assessed the output from the Committee
evaluation 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 assumpticns in hght of the volatile
macroeconomic envirenment,

- Assessed progress against the previous
year's focus areas.

Following a review of the cutputs from each
source outlined above, the Committee concluded the
internal and external auditors had operated affectively
Considering the previous year's objectives 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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as setting a longer term three-year Internal Audit strategy. The
key focus of the External Audit function would be to inform the
Committee about key industry trends, work with management to
improve the response time to conclude accounting issues, and
provide further external advice and input into our overall risk
rmanagement 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 senier
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 valuers are
CRBRE, Knight Frank, Jones Lang LaSalle (JLL) and Cushman
& Wakefield.

The Committee reviews the effectiveness of the external
valuers hiannually, focusing on a quantitative analysis of
capital values, vield benchmarking, availability of comparable
market evidence and major outliers to subsector movements,
with an annual qualitative review of the level of service
received from each valuer.

The valuers attend Committee rmeetings at which the full

and half vear valuations are discussed, presenting their
reports which include details of the valuation process,

market conditions and any significant judgements made. The
external auditor reviews the valuations and valuation process,
having had full access to the valuers to determine that due
process had been followed and appropriate information used,
before separately reporting its findings to the Committee.
The valuation process is also subject to regular review by
Internal Audit. The Group’s valuers and external auditor have
confirmed to the Committee that the orocess undertaken

by British Land to accommodate the valuation of its real
estate portfolic is best in class. British Land has fixed fee
arrangements in place with the valuers in relation to

the valuation of wholly-owned assets, in line with the
recommendations of the Carsberg Committee Report.

Risk management and internal controls

A detailed summary of the Group’s risk framework as well
as additional information on our systems of internal controf
is set out in the ‘Managing risk in delivering our strategy’
section on pages 46 to 50. The Board has delegated
responsibility for overseeing the effectiveness of the
Group's risk management and internal control systems to
the Committea. The Board confirms that the systems have
been in place for the year under review and up to the date
of approval of the Annual Report and Accounts and have
been ragularly reviewed throughout the year. The Board
are satisfied that the internal controls and systems of risk
management ara effective. An overarching view of the
internal controls system, and the role of the Board and
Committeeg, is set out on the next page. The Committee has
oversight of the activities of the executive Risk Committee,
receiving minutes of all Risk Committee meetings and
discussing any significant matters raised.
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At the full and half year, the Committee reviewed the
Group’s principal and emerging risks including consideration
of how risk exposures have changed during the period. Both
external and internal risks are reviewed and their effect on
the Company's strategic aims considered. The assessment

of emerging risks includes a bottom-up review of all business
units and a deep dive by the Risk Committee. The Audit
Committee made a recommendation to the Board regarding
the identification and assessment of principal and emerging
risks. The Board accepted the Committeg’s recommendation.

Half yearly, in conjunction with the internal auditor,
management reports to the Committee on the effectivenass
of internal controls, highlighting control issues identified
through thae 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 managemaeant 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
managemeni 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 cught to be
taken into account by the Remuneration Commitiee

when determining incentive awards.

The Group’s whistleblowing arrangements enabie all

staff, including temporary and agency staff, suppliers and
occupiers, to report any suspected wrongdoing. These
arrangemeants, which are monitered by the HR Director,
General Counsel and Company Secretary and reviewed

by the Committee annually, inciude an independent and
confidential whistleblowing service provided by a third party.
The Committee received a summary of all whistleblowing
reports received during the year and concluded that the
response to each report by management was appropriate.
The whistleblowing reports were also relayed to the Board
by the Committee Chalir.
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System of internal control

The elements that make up the system of internal control are:

Governance Framewerk: Structured
with three lines of defence, the
governance structure enables the
efficient prioritisation of key risks and
actions to mitigate risk. Anillustration
of the governance framework can be
found on page 12,

Strategic Risk Management: A holistic
view ensures that risk management

is underpinned by our strategic
abjectives, 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

The British Lana Company PLC 00621920

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.

risks are identified and mitigated
at an early stage. This embeds the
responsipility of risk management
at a business unit level. Further
detail can be found on page 47

Internal Control Framework

Governance

E;ard, Audit
Committee and
ESG Committee

Executive 'Commi.{f;” '

and Risk Committee

Business units

Strateg ¢ R'sk Management

action points

and risk appetite
Set strategic and
financial goals
Asgess the extent
and nature of
principal risks

Idantify principal risks
Monitor key risk
indicators

Exéa}Tté strat'egic

‘Risk rregister

Operationai Risk Managerrent

of risk management
and internal
control systems

Aggregation

of risk exposure
and adeqguacy

of risk mitigation
Going concern and
viability statement

Day-to-day
responsibifity for
internal cantrols

Group Coempliance

Assurance

Internal Audit

Group Health & Safety
Business leads report
on key controls
biannually

Rislk and Control team
aversees the business
unit process including
sample testing

VGrroup policies and

ethical standard e.9.
Whistleblowing Policy,
Risk Management
Policy, Internal Control
framework aligns with
COSO Internal Control
Integrated Framework,
FRC Guidance

Review and approve
business unit policies
whare relevant

procedures, processes
and systems

and Risk and actions
Control team
338 Euston Road,
Regent's Place
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DIRECTOR’S REMUNERATION REPORT

ALIGNING
INCENTIVE
WITH
STRATEGY

Our Remuneration Policy aligns
management incentives with
cur strateqgy.

Dear Shareholders

During the year under review the Coammittee has focused

on three main areas: implementing our 2022 Remuneration
Paolicy; working with management to re-frame the Company's
reward and recognition proposition with a relaunched portfolio
of benafits during the year; and being mindful of the need to
mitigate the disproportionate impact of the cost of living
crisis on our junior 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 LTIP
shares under the new policy in July 2022 and has begun to
assess the performance of management against the revised
performance measures. The assessment of performance
under the new Annual incentive Plan has been undertaken
for the first time this year.

The Committee holds management to account robustly by
setting and measuring performance conditions that stretch

performance in kay areas. We are confident that the 2022
policy and the performance conditions within it incentivise
the management team to deliver the right outcemes for the
Company, sharehclders and cur wider stakeholders alike.

The Committee 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 overseeing
the culture of British Land as a whole. Accordingly, both
Commitiees held a joint session for the first time this year
to understand the rich data that came from our employee
engagament survey, particularly through a diversity fens,
and remain informed about the evolving benchmarks for
sustainability in real estate in order to assess the Company’s
relative performance.

The data showed that people of different ethnicity, gender or
saexual orientation did not feel that their characteristics had
any impact on the fairness of their compensation. Importantly,
those different groups were also generally aligned on their
job performance being fairty evaluated and on receiving
raecognition for good work. The Committees therefore
concluded that the data showed those groups did not

feel unfairly treated because of their characteristics. The
Committees were impressed with the skill and expertise
within the management team with regards to sustainability.
Both Committees will work closely with management to
monitor the emerging area of sustainability benchmarks and
ensure that the measures we use to assess the Company’s
relative performance remain appropriate.

Company Performance & Bonus

Operatienally, the Company has performed strongly during

a year of macroeconomic uncertainty. In a year that has been
dominated by market forces and international, economic and
geopolitical turbulence, management have acted decisively
to maximise performance in areas under their control. The
Company is reporting another very strong year of leasing

on the back of record lavels in 2022. Management have

also worked hard to recover £18m of rental arrears, whilst
reducing our EPRA cost ratioc down from 25.6% in 2022,

10 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 reqguired
from property investments have impacted the value of real
estate generally. Howaver, we are estimating that British
Land has cutperformed the MSCi March Annual Universe
Benchmark as a result of the strategic direction of the
Company to pivot towards growth and management’s sector
and asset allocation. The final outcome against MSCl 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% overall, with 23% of employees proud
to work for British Land. This is a significant achievement

in such a volatiie environment.

The Annual Incentive Plan performance tarygets that were

in operation for the first time this year reward Executive
Directars for operational out-performance on matters within
their control whilst reflecting the macroeconamic 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 estimated formulaic
outcomes under the Annual Incentive Plan (adopting the
estimated MSCI metric) are appropriate and has not
exercised its dis¢retion.

The achieved performance for the year under review results
in an estimated bonus of 93% of salary for Simon Carter and
5% of salary for Bhavesh Mistry against a maximum of 150%.
This performance cutcome is in line with the bonus outcome
for the workforce as a whole and is explained in more detail
on page 148.

The 2020 Long Term incentive award (s expected to
vest partially on 22 June 2023, The final outcome of the
performance conditions, as described on page 157, will
be known after the finalisation of this report and will be
confirmed by the Committee in due course with details
to be provided in the 2024 Annual Report. The current
estimated vesting proportion is 11%.

Reward and Recognition

The Committee recognises that junior colleagues and less
well remunerated colleagues thraughout our busingss 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 apprcach. 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 level.

The Committee will continue to monitor the impact of higher
inflation on our workforce and ensure the overali reward
package at British Land remains appropriate

In addition to the cost of living concerns, management
have worked hard to reform the reward and recognition
propoesition 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 leadears which includes modules on how to help their
team members develop their careers. In tandem, we have
relaunched our learning and development portal to give
everyone the self-help tools to develop their own portfolio
of skills and experience.

Remuneration in respect of the year
commencing 1 April 2023

Salaries

The Committee reviewed salarias for the Executive
Directors during the year and concludead that a 3% increase
was appropriate.

The Executive Directors and Chair of British Land considered
the fees for the Non-Executive Directors during the year and
concluded that a 3% increase to the basic fee was appropriate.
The Chair's fee was reviewed by the Remuneration Committee
and was considered to remain appropriate. Both fees were
benchmarked against the market and against the salary
increases across the wider business

142 British Land Annual Report and Accounts 2023

Tna British Land Company PLC OGS21925

Annual Incentives & Long Term Incentives

Exacutive Directors are eligible for a maximum bonus of
150% of salary and maximum Long Term Incentive Award of
up to 300%. The Committee does not intend to grant LTIP
awards above 250% of salary

Pensions

We are committed to ensuring that pension cantributions
across our waorkforce are equitable. Exacutive Directors
receive the same pension benefit rate applicable to

the majority of the wider workforce at 15% of salary.

Gender and ethnicity pay gap

The gendear pay and bonus gaps increased slightly during the
year on a consolidated basis across the business, The 5 April
2023 snapshot shows the median gender pay gap for the
British Land Company PLC inCcreased 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
31% from 29.3% to 26.2%. The combined median gender

pay gap across our business increased by 1.7% compared
with iast year.

The increase in the British Land Company PLC gender pay gap
is due to a number of senior women leaving tha business. The
absolute numbers of senior women leavers were simitar to
the number of men leaving, but due to timing of departures
and because the total population had more sanior men, the
pay daps were nagatively affected.

The ethnicity pay and bonus gaps both reduced on a
consolidated basis across the business reflecting our success
in increasing the ethnicity disclosure 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% last year to
14.2% The British Land Property Services Limited ethnicity
pay gap has reduced by 11.5% aver the course of the year
from 29.4% to 17.9% as at the 5 April 2023 snapshot.

More information can be found at britishland.com/gender-
pay-gap

Recommendation

British Land is committed to listening carefully to shareholder
feedback and to applying best practice to its remuneration
policies and approach, We hope that you will continue to
support our approach to remuneration and will vote in
favour of this Report at the 2023 AGM.

Yours sincearely,
e
£y
.

fLaura Wade-Gery
Chair of the Remuneration Committee



I Remuneration at a glance I

How we align rewards
to delivering our strategy

As set cut 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:

- pevelopmeant of best in class sustanable 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; our
focus is to deliver positive cutcomes for ali of our stakeholders
on a long term, sustainable basis which can mean that actions
taken in any one year take time to deliver value.

2022 Remuneration Policy

1yoar performance

Annual profitability

- Profit targets
Development Profit

ime Britrsn Lang Company PLC OG621920

Ovwer the longer term, we measure cur perfermance against
selected financial and sustainability market benchmarks as
well as absoclute 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 alignmant between (i) what
we are focusing on doing (our strategic objectives), (it) what
we measure and report on and (i} what we reward Executive
Directors for delivering.

Our strategic themes:

Development

of Sustainable Retall Parks London Urban

Space

Logistics

People, Sustainability & Operational Execution

- Targeis for Development Profit

- Relative Total Property Return

3 year performancoe

- Relative Total Property Return performance

Property valuation changes performance
. - t R
Total Accounting Return Absolute Total Accounting Return performance
against a target range
Environmental Measures - EPC ratings across estate - Operational carbon reduction
- GRESB Reat Estate benchrmark - Operational energy reduction

O Development of Sustainable Space

——e — - Objectives aligned with our
strategic themaes, sustainability
ambitions, continued strong
operational performance and
cantinuing to enhance our
best in class platform

O London Urban Logistics
People, Sustainability &
Operational Execution
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DIRECTCR’S REMUNERATION REPORT continued

The Briush Land Cornpany PLC 00621920

Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 12 July 2022, The Policy wili apply until the AGM in July 2025. The
Reruneration Policy is set out in full in the 2022 Annual Repoert and is available on our website britishland com/committees.

Elerment of
remuneration

Fixed

Variable

Link to strategy

Framewnrk

”Basic salary Attract.s”ari-d re airg expert people with

the appropriate degree of expertise and
experience to deliver agreed strategy

Benefits

Pension
contribution

Annual Performance measures related to

Incentive British Land’s strategic, financial and
environmental performance as well
as the Executive Directors' individual
area of responsibility are set by the
Committee at the beginning of the
financial year

fotél ﬁroperty Return (TPR) !fnks ’
reward to the Company’s relative
gross property performance

Long term
incentive

Total Accounting Return (TAR) links
reward to absolute financial returns

ESG Carbon and Energy Reduction
link remuneration cutcomes to the
Company's 2030 Sustainability Strategy

Reviewed annually and increases typically in Iiné
with the market and general salary increases
throughout the Group

"é-é-r;.é_ﬂts are restricted to a maxw’mtj;-r_\_gf EZOOOO

per annum for car allowance and the amount
required to continue providing agreed benefits
at a similar level year on year

Defined contribution arrangements - cash
allowances in lieu of pension are made to the
CEO and CFO at 15% of salary

Maximum cpportunity is 150% of basic salary. 2/3
is paid in cash with the remaining /3 (net of tax)
used (o purchase shares on behalf of the Executive
Director {Annual Incentive Shares) which must be
held for a further three vears whether or not the
Executive Director remains an employee of

British Land

LTIP grants are typically of 250% of safary in the

form of performance shares, within the maximum
value of an LTIP award of 300% of salary

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)

N

FYZ73 potential assurnes that both annual anc long term incentives gay out 10 full, witn the L TP value taking into account snare price change since grant
. Simen Carter - FY23 Potantial pay basea 01 2020 LT!IP Awards and as such this was in respect of his award in the CFO role

3 Bravesn Mistry - FY22 oay based on oro-rata remuneration since aopointmeant in July 2021 FY22 and FY23 cay aiso mcluses buyout awards granted to replace
incentwves tnat were forfoited upon leaving previcus emoloyer,
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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 Exscutive Directors have not received a salary increasce
since appointmeant. Noting market trends and the overall
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 year beginning 1 April 2023, This compares with an
averages salary increase across the workforce of 6% in
respect of the same period.

Ba;c ;ai'ar'y
000
Simeon Carter 773

Bhavesh Mistry T 505

Director

Pension and benefits

Both Executive Directors will receive a 15% of salary pension
contribution/allowance. Benefits will be provided in line
with the policy and include a car aliowance and private
medical insurance.

Maasure

Target
Annual

profitability

Guantitative

The Brisn Land Company PLC DO821920

Annual Incentive awards

The maximum bonus opportunity for Executive Directors
remains unchanged at 150% of salary. The performance
measures for the Annual incentive awards were reframed
last year to align more closely to the Company’s new
strategic direction and reflect our sustainability agenda.

The detailed targets that the Committee sets are considered
to e commercially sensitive and as such the specific targets
for the guantitative measures for the coming year wili be
disciosed in the 2024 Remuneration Report. in assessing
how the Exacutive Directors perform during the year
commencing 1 April 2023, the Committee will take into
account their performance against all of the measures and
make an assessment in the round to ensure that performance
warrants the level of award determined by the table below.

This year, once again, the Committee will assess performance
in the context of the wider stakeholder experience and
overall corporate cutcome. 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 previously, the Committee agread that

for Annual Incentive awards. the sector weighted MSCI
March Annual Universe benchmark {which inciudes sales,
acquisitions and developments and so takes into account
active asset management as well as a more representative
oear 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
threa years.

Weighling

Financial budget targets for profitability
O% payout for meeting a threshold level rising to 100% 30%
payout for at least matching a stretch level

Total Property Return outperformance target
17% payout for matching the M5CI benchmark index 20%
rsing to 100% payout for outperforming by 125%

Financial budget targets for development profit

% payout for meeting a threshold level rising to 100% 0%

pavyout for at ieast matching a stretch level

Benchmark score targets for GRESB rating. 0% payout
for meeting a thresheld score, rising te S0% payout for
matching the score that achieves a S star rating and rising
to 100% payout for at teast matching a stretch level score

—— 20%

A&RB rating across the estate. ©% payout for meeting a
threshold level, rising to 100% payout for at least matching

a streteh leved

Financial Total Property Return vs MSCI

Measures: (weighted by sector)
60% reward

weighting [

Development profit
o The Glokal Real Estate
Quantitative ESG Benchmark (GRESB)}
Environmental

Measures: R e -
20% reward

weighting EPC rating across estate

Q Development of Sustainable Space
Strategic/ o

parsonal/customer O Retail Parks
objectives
measures

20% reward
weighting

O London Urban Logistics

People, Sustainability &
Operational Execution

Commercially sensitive so
these will be fully disclosed and 20%
explained in next year's Report
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DIRECTOR’S REMUNERATION REPORT continued

Long term incentive awards

LTIP awards will be granted to Executive Directors during the year commencing 1 April 2023. The size and timing of the award
will be determined by the Committee at a later date and disclosed in an RNS announcement. Full details witl be included in
next year's Annual Report.

Moasure Link to strategy Measured relative to We ghting

Total Accounting Return (TAR) The TAR measure is designed TAR perfoermance will be assessed 50%
The growth in British Land’s FRPRA 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

plus dividends per share paid over the takes account of gearing and expectations over the long term

LTIP performance period. our distributions to

Threshold: 4% per annum

hareheolders. .
shareholders Maximum: 10% per annum

Total Property Return (TPR) The TPR measure is des'igﬂr'\e'a' ' rfi;?i'brérformancé \;\)iH be assessed T __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 MSCI sector weighted benchmark.
net income. TPR |s‘ expressedas a property level. Threshald: Equal to Index
percentage of capital emploved cver
the LTIP performance pericd and is Maximum: Index +1.00% per annum
calculated by MSCH
énvironmental,rswocialr, Governance Thé 'ESG measure is dresﬁ'g'n’e’d ESG perfarmance will be asﬁessed 25%
(ESG) to link reward to delivering against targets set in line with
Operational Carbon Reduction our 2030 ESG commitments  achieving our sustainahility vision
(CO2e pear sqm) measured against a . .
. . ) t
Operational Enargy Reduction 2019 baseline Operational Carbon Reduction

(12.5% of total weighting)
Threshold: 44% reduction
Intermediate: 48% reduction
Maximum: 53% reduction

Operational Energy Reduction
{12.5% of total weighting)
Thresheld: 17% reduction
Intermediate: 19% reduction
Maximum: 21% reduction

For all performance measures, there is no vesting befow threshold performance. At threshold performance, vesting is at 20%.
There will 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 scheme outcomes 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 their Board roles 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 2019 except that the Non-Executive Directors’ annual fee has been increased by £2,000 to £66,000
from 1 Aprit 2023, The Chairs of Committees also receive a membership feea.

Chair’s annual fee e - £375000
Non-Executive Director's annual fee o S o £66,000
Senior Independent Director’s annual fee i o ) - £1C6,000

Au or Remuneration-Committ'eerc;ijar alyl € £20,000
Audit or Remuneration Committee member's annual fee 7 S - £8.000
ESG Commitiee Chair's annual fee , o .. . ..E14000
Nomination or ESG Committee member’s annual fas T £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 tabtes detail all elements of remuneration receivable by British Land’s Executive Directors in respect of the year
ended 31 March 2023 and show comparative figures for the year ended 31 March 2022,

Penslon or  Other items in

1axanie pEnsIon the nature of Annual Long term Fixed Variable

Salary benefits aliowapceﬂ ’e',‘f',‘ff‘ﬂ?tﬁ?ﬂi_J"Caﬂﬁjfﬁ’ incentives® T.?Sf..'.. rem_u_:v_e_rition remuneration

2023 2023 2023 2023 2Q23 2023 2023 2023 2023

Execut ve Directors £000 £000 E£00C £000 - EOPO £000 £000 £000
Simon Carter 750 20 13 698 W2 1,736 896 B40O
Bhavesh Mistry 490 20 555 466 62 1,666 595 1,071

1 £543,144 of the amount shown for Bhavesh relates to the partial vesting of 3 joining award of British Land shares made to hirm on 19 July 2021 to replace a
pre-sxisting PSP award aranted by Tesco plc in 2019 that lapsod upon him joiming the Company. it is regardad as vanaole pay for the ourposes of thes tablc.

Of the 124,848 shares that were awarded, 107,705 sharas (equivalant to 86 2% of tho award) vested at 504p per share on 20 Jjuna 2022 The remaming balance
of 17,243 shares lapsed. The performance condiban outcome of 86.2% 1s reported on page 78 of the 2022 Tesco ple Annual Report undar the heading ‘2012 P3P
Qutturn {audited)’

. Estimated cutcomes. 2025 Annual Incantive ecutcomes are subject to the publication of final MSC results.

. Estimated outcames based on the Velume Weaignted Average Price of 425.81p in respect the last quarter of the year enged 31 March 20228 202% Long Term
Irncentive cutcomas aro subject to confirmation of final vesting levels in June 2023, The amount shown for Bhavesh Mistry relates to a joining grant that was made
to Mim to realace pre-existing awards from his previous employer that lapsed upon him joming the Company Attached to the grant are the same performance
conditions that apoly to tne LT!P grant made to British Land Exccutive Directors on 22 June 2020, as detailed on page 131

W

Detalls of ail the joining awards tnat were mage to Bhavesn on 19 July 2021 can be found on page 14€ of the 2022 Annual Report.

Fans onor  Other itams in

Taxable penson the nature o Aninual iang term Fixed Variakle
o L Saary banefits al\owar\ce” Wremunerat\on‘ Incanves? Incentves’ Total remuncration  remuneration
2022 2022 2022 2027 2022 202 2022 2022 2022

o £000 (€000 FOOO  £000 EODO €000 €000 £000 . E000
Simon Carter 750 20 N3 11 1,026 0 1919 893 1.026
Bhavesh Mistry' 346 14 52 1,292 469 0 2172 415 1,757

1. Bhavesh Mistry was appainted as a Dircctor on 19 July 2021 Amounts paid are time apportioncd accordingly.

. £1.288,044 of the amount paid to Bhavesh Mistry represents awards made to Bhavesh unaer the Company’s Long Ter™ Incentive Plan to replace pre-existing awards
from his previous employer that laosed when e left ta join the Company.

. Confirmod cutcomes. Actual Annual Incentive and Lang Term Incentive outcomes are confirmed after pubhcation of tho Annual Report each year, Forecast estimated
figurcs were published in the 2022 Report; the actual cutcomas, which ware unchanged from the estimated figures, are reflected In the table above

n

w

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 iterms in the nature of remuneration include: life assurance, permanent health insurance, annual 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 Definad Contribution Scheme and utilises his Annual Pension Allowances; the remaining amount of
his pension is paid in cash, for him to make his own arrangements for retirement. Simon Carter is also a deferred member of the Brilish
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
recaives a cash allowance in lieu of pension to make his own arrangements for retirement.

7 Defined tenefit T Normat

pension accrued at rebirament

31 March 2023 age

Executive Director EQCO 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 level of Annual Incentive award is determined 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 objectives 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 leve! of bonus calculated by applying the criteria below generatad
an cutcome of 93% of salary for Simon Carter and 95% of satary for Bhavesh Mistry against @ maximum opportunity of 150%
for both Cirectors.

Quantitative Meaix;;asiﬁii )

Weighting Performance Performance Peiformance 10 line with Final Final Performance achiaved

nine with n hine with maximum expectalions cutcome cutcome  against target range
minmum expeciatons (100% Payou?) (% of max) % of
axpectabons safary}
{0% Payout
except TPR aof
7% Payout)
Net Asset Value Lo - T
changes 20%
T Obps C125bps | 17% payout for
i M
@ e et
Return vs MSC| 20% 11.3% 17.0% to 100% pavout
Benchmark +60bps o payout
for outperforming
by 125bps
‘Annual Profitabil-it; " a0% o 7 o T
I g228m  £230m £229m "7 0% payout for
meeting a threshold
Underlying Profit 30% 30% 45%  \gvel rising to
£264m o
100% payout
o ) © £125m £145m £175m | " o%payout for
. O o meeting a threshold
Development Profit 10% 0% 0% L
_£319m level rising to
i 1 i 100% payocut
Environmental R o T N o o
Measures 20%

o o 86 87 a0 - 0% payout for
Global Real Estate Er;jglt'r?gna t?ore%%?’i/d
ESG Benchmark 10% O 0% 0% 9 s
(GRESB) payout for at

85 least matching
a stretch tevel
T T 6% 4% 45% T | 0% payout for
meeting a threshold
EPC Rating 10% 10% 15% level rising to 100%
. payout for at
A5% least matching
[ a stretch level
Sub-total- B BO%W S o o 571.:’;%7 T 77.0% S

The above chart is an estimate of the 20723 TPR ouizomes which will depend on performance against MSCI figures that will only become available
after the finajisation of this Repart and as such, represent an estimate of the final figures The finat performance will be reported within the 2024
Annual Report
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Simon Carter
Measire

Active capital
recychng

Realising

the value
opportunities
in Retail
Realising the
potential of
campuses

Progressing o

value accretive
development

Building our
exposure in
urban logistics

Delivering our
residential
strategy
Daliver our
place based
approach

People &
Sustainability

Weighting

C30%

2.0%

3.0%

' 3.0%

3.0%

2.0%

1.0%

3.0%

The Britisn Land Company PLC Q0821920

Qutcome % awarc Final Final

outcome outcome
(% of max) (% of salary)
-E-W-%ﬁ;-af-ofﬂce saléé exchanged post-year end. 0.7% o
Steady planning progress made on Euston Tower
development; public consultation commeanced.
_E-(-)_c;a_p-r"ogress on Retalngri;;(J;;:hases £94m purchaéésiﬁii C15% ‘

with a further £54m completed post year end. |
lﬁ'\}résitie’a EESrHTr'\”i'nnovation asse.tus--;nd co_nt_lnu_e -t-o - T:“';’/n ‘
make progress on longer term master plan opportunities. 3
Re-positionad towards innovation cccupiers at Regents Place
and Canada Water; lab space being enabled at Regents Place
and under offer to an affordable workspace operator.
Modular labs at Canada Water due to PCin Q1 FY24.
Resclution tog;air;tipiénnmg achieved on We?tioinezﬁi 1 7% o )
1 Appold, Ealing 10-40 The Broadway and 5KS Logistics. H

1

|
Achieved pre-let at Norton Folgate, with 103k - 127k sq ft 10.8% i 16.2%
exchanged with Reed Smith, and good engagement with !
potential occupiers at 2ZFA. I
Completed on £22m of urban logistics asset purchases. 7% 5
Good progress on Logistics planning; achieved planning on
5KS and a further 1.5m sq ft (Thurrock, Verney Road, Mandela
Way and Enfield).
Resu’jent:a) deveiepment underway a'-c A-ic-j-éuz;tga_na-aanada 10% '
Water; good progress on forward sale of Aldgate and CW
residential sales in line with underwriting.
On track to deliver two initiatives with plans developed and ~ 0.7%
reviewed with asset managers at appropriate assets

"TDEal action plans underway. Jont Gender & Ethnicity pay  2.0%

gap report produced and published.
Engagement survey completed with a group engagement
score of 78%
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DIRECTOR'S REMUNERATION REPORT continued

Bhavesh Mistry

Moasuro

Active Capital 5.0%

Recycling

Reah‘s-ing“ - I0%
the value
opportunities

in Retail

weoight-ng

Cuicome

Clear investor narrative developed identifying key drivers of
return, both near and long term. Good investor engagement
with positive feedback on operational delivery, strength of
balance sheet and liquidity.

Maintained refinancing date of > 2 years with nc requirement
to refinance until 2026.

Exchanged £51m of leasing, ahead of full yéa}' target of £34}ﬁ-,—
with outperformance driven by regears and renewals.

Egah‘sing the 3.0%
potential of

Qur campuses

Delivering
operational
efficiency and
effectiveness

Deliver our 1.0%
place based
approach

5.0%

Leased £39m in the Office standing portfolio, ahead of full
yvear target of £35m. Storey occupancy of 93% and renewals
of 76%.

Déﬁvéréd improvemeants in systems-, techn_o_lggy and
processes. Detailed Technology strategy work underway,
with year one milestones initiated and progressing to plan.

Bl Conrnect delivered at 100QLPS with work underway at
Portman Cluster. All campus apps live folowing launch at
Regents Place.

New business plan process in place and operating as BAU.
Data & Reporting use cases, financial processes and
risk mapping.

On track to deli(/é-r"t.wo initiatives with plans developed and '
reviewed with asset managers at appropriate assels,

People & 3.0%

Sustainability

DE&I actioinﬂpians underway. Joir-w-t-éé-ndé.r-& .Ethm'-city pay
gap report produced and published,

Engagement survey completed with a group engagement
score of 78%

The Brit

1sh Land Campany PLC 00621920

Final " Final

% award
outcoma outcome
(% of max) (% of salary)
2%
Cz0% ;
i
i
I
1.7%
123% 18.0%
0.7%
I |
2.0% !

Totai Payout

Simon Car.ter.

'Bﬁavesh Mistry

Final outcome

Final gutcome

(% of max} ¢% of salary)
T E21% 93.2%
63.4% 95.0%
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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 Jung 2022, the Committee confirmed that the outperformance of TPR compared to the MSC! benchmark was
+270bps, which represents a marginal improvement from an estimated +24Cbps within the 2022 Annual Report. Tha reported figure
of +240bps already exceeded tha maximum performance range and therefore there were no impacts on the amounts paid to Directors.

Long term incentives (audited)

The information in the long term incentives column in the single total figure of remuneration table (see page 147) relates to
vesting of awards granted under the following schemaes, including, where applicable, dividend equivalent 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 (auditec)

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 shares upon joining
British Land to replace pre-existing awards granted by previous employers that lapsed when joining the Company as disclosed
in full on page 146 of the 2022 Annual Report. The award listed in the table below was granted te Bhavesh on 19 July 2027 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 Annua! Property Index; the second {20% of the
award) measured Total Accounting Return (TAR} relative to a comparator group of FYSE 350 property companies; while the
third (40% of the award) measured Total Sharehaolder Return (TSR), half of which was measured against the FTSE 100 and

the other half measured against the comparator group of FTSE 350 preperty companies.

The TPR element is expected to tzpse, based on British Land’s adjusted TPR of -1.9% per annum when compared to the
estimated Benchmark of -1.8% per annum. The TAR element is also expected to lapse based on British Land’s TAR of -6.5%

per annum compared 1o 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 restilts have been published by MSCI and &ll 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 sectcr Index of -12.6%. The portion
assessed against the FTSE 100 Index will however lapse as British tand’s TSR performance was below the Index performance

of 25.3%. The current estimated vesting leve! of the 2020 Awards is therefore 11% of maxirmum.

Increase In vaiwe 35 a
rosult of share price

Nurner of Esturated value of Est-mated dividend movement Detwecn

Performance performance shares award on vesting cauivalent value grant and vesting

Exceutive Dircctor sharas or options awarded EQOQ . EOQOO . EoOO
Simon Carter Shares 272,812 15 -4
Bhavesh Mistry Shares 121,787 5 o}

2022 comparative; As set out in the 2022 Annual Report, the 2019 LTIP awards lapsed in fulf on 25 July 2022 as expected

Share scheme interests awarded during the vear (audited)
The total face value of LTIP awards made to Executive Directors for the year ended 31 March 2023 was equivalent to 250% of
basic salary at grant.

The share price used to determine the face value of performance shares, and thereby the number of performance shares
awarded, is the averagea over the three dealing days immediately prior to the day of award. The share price for determining
the number of performance shares awarded to Executive Directors was 456.07p. The performance conditions attached to
these awards are set out in the Remuneration Policy approved by shareholders in July 2022 and summarised on the next page.

Performance shares

Percentage vesting on

Number of End of achievemnent of minimem
performance Face value performancea parformance threshoid
Fxecutive D\rcc_tor o o . Gra_n_t_ c_i_a_t_a_- e fh_ares g_r_a_r_\_t_cd EQQO _ ﬁVeVsrt:rng d;tc -
Simon Carter _ 18/07/22 41021 1875  31/03/25  19/07/25 _
Bhavash Mistry 19/G7/22 268,599 1,225 31/03/25 19/07/25
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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 propaortion
of the LTIP award lapsing. 100% of the proportion of each element of award attached to each measure will vast if British
Land’'s performance reaches the stretch level Those stretch levels are: relative TPR performance against the MSCI March
Annual Universe Benchmark of +1.00% pa (25% weighting), absolute TAR of 10.00% pa (50% weighting); 30% reduction

in Operational Carbon Intensity (12.5% weighting); and 14% reduction in Operaticnal Energy (12.5% weighting). TAR will be
measured on the basis of a three year average over the performance pericd. TPR will be measured on a straight line basis
hetween the index and stretch performance. Both sustainability metrics will be measured against the 31 March 2019 base
level disclosed within our 2030 Sustainability Strategy, which can be found at britishland.com/sustainability.

Save As You Earn Options

T numperof Subject to

performance Qpticn pr.ce Face value performance Date bocomas
ExecutvebDrrecter . . ... [Gramtdate = shares granied ponce - atgrant £000  measures exeércsabe  Exercisableunt!
SimonCarter . ... .22/068/22 4275 421 8 No  01/09/25  28/02/26
Bhavesh Mistry 22/06/22 4,275 421 18 No 01/09/25 28/02/26

1. The option price of 421p represents a 20% discount to the three day Velume Weighted Average Price between 24 and 26 May 2022

Payments to past Directors & payments for loss of office (audited)
There were no payments to past Directors or payments to Directors for loss of office during the year ended 31 March 2023,

Directors’ shareholdings and share interests (audited)
The table below shows the Directors' shareholdings, including shares held by connected persons, as at year end or, if earlier,
the date of retirement frem 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 Directors the ability to purchase shares quarterly using their
post-tax fees. During the year ended 31 March 2023, Mark Aedy, irvinder Goodhew and Tim Score have each received shares
in full or part satisfaction of their fees.

j scheme ! Vrref-tsrasr at 31 March 2023 Shares bala
Unvested
Unvosted share share plan Total shares
pian awards aweards {not Lnvosted subject to Total of all share
{subject to subject o share plan outstanding plan awards and
performance  performance aption share plan As attApri As at 31 March shareholdings as
Drecter e e e ..[Tesares) | measures) swards awards .02 o 2023 at ¥ March 2023
Simon Carter . 3238 4275 1,069,112 227,728 263,203 1,332,315
Bhavesnh Mistry ) L 83658 4275 717,265 78,001 164,288 BB1,553
Tim Score (Chairy , 100,526 124,283 = 124,283
Mark Aedy' e 2072 9,49 9.491
Lynn Gladden L L 18.339 18,339 18,339
Irvinder Goodhew!' S 9,746 21,487 21,487
Alastair Hughes N o TN -V 4 7,371
Nicholas Macpherson? 5600 5,600 5,600
Preben Prebensen R : o .....20.000 20,000 2
Laura Wade-Gery .. . 9585 8,385 k
Loraine Woodhouse 8,760 12,123

1. The sharenaoldings for Mark Acdy and irvinoer Goodnew as at 1 April 2022 nave been restated from tre 2022 Anmudl Report, The amounts shown on gage 147 of
the 2022 Annua!l Report undar as at 31 March 2022 incorroctly inclugad 1916 snares for Irvinder Goocnew ad 1,544 shares for Mark Asdy that were allotted to
the Directars 61 5 Aoril 2022 11 full satisfaction of their respective NED Fees,

2 Nicholas Macpherson rotired from tne Boara on 12 Juty 2022 Tne figure of 5.800 shares was nis snarenolding at that cate

Acquisitions of ordinary shares after the year end
In addition, on 5 April 2023, the fellowing Non-Executive Directors were allotted shares at a price of 385.85 pence per share in
full or part satisfaction of their fees:

Non-bExecutive Director Shares a1 otied

_T'ii'n' onre P L. R 7 e e - 6 480
Irvinder Goodhew o o 358
Mark Aedy 2,241
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The Executive Directors have purchased or been granted the following fully paid ordinary British Land shares under the terms
of the partnership, matching and dividend elements of the Share Incentive Plan:

D\.I,Dr?:t';s?ct Parinership Matching v oend

Teacutve Director - e _.___fraward Purchaso price shares shares  shares

Simon Carter 14/04/23 39317p 38 76 -
: . el ... )5/0s/23  3N70p 04 8

Bhavesh Mistry - T14/04/23  39317p 38 76 -
15/05/23 371.70p 4 82

Other than as set out above, there have been no further changes from 31 March 2023 up tc the date this Annual Report was
approved by the Beard 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 reqguired to retain shares egual to the level! of this guideline
{or if they have not reached the guideline, the shares that count at that time) for the two years following their departure.
There is no set timescale for Executive Directors to reach the prescribed guideline but they are expected to retain net shares
received on the vesting of fong term incentive awards until the target is achieved. Shares that count tewards 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:

V 'Hcﬂdmg CGUH’t\Bé”ii:/gr{;frg;:a};r
CGu:deine as toward gu:telines Held (Based on
percentage of Gulgeal:nn at 31 March 2023
Executive O_,rcctor i L basic ,S,‘aiaiy,,,,, fgiggiﬁmsj March 2(?23 Shareh@jcf_rlg&
simon Carter L. e 225% 435147 263203 136%
Bhavesh Mistry 200% 252,708 164,288 130%
Unvested share awards (subject to performance) e o
T T o Mumbor Sublecr to End of
cutstanding at performance performance
Execuﬂg_o_[_?wr_eg_o__r___ L o o L Date _of__g!ant ___311 M S . maasures ”prw;od o VYesbnrg date
Simon Carter LTIP performance shares 22/06/20 R Yes 31/03/23 22/06/23
LTiP performance shares 22/06/21 377,668 Yes Z1/03/24 22/06/24
LTIP performance shares 19/07/22 411,121 Yes  31/03/25 19/07/25
Bhavesh Mistry LTIP parformance shares 19/07/21 121,787 Yes  31/03/23 03/07/23
LT!P performance shares 02/08/21 238,945 Yes  31/03/24 02/08/24
LTIP performance shares 19/07/22 268,599 Yes 31/03/25 19/07/25
Unvested share awards (not subject to performancey e e
R MNumber Subect tao
outstanding at performanco
Executive Drecter o ,p,a,t? ‘?f}?'?",‘t 31 March 202_:5____ Vasting date
Bhavesh Mistry LTIP perfarmance shares 15/07/21 44,273 29/05/23
LTiP performance shares 19/07/21 28,209 27/05/24
LTIP perfoarmance shares 189/07/21 9,403 No 26/05/25
Unvested option awards (not available to be exercised) - )
ToorTmTmT o S V Nurrbcr"““ oo SubjEC[ j=1 Enct of o
outstancing at Qplioh price performance parformance Datc bocomes
Crecutive Director .. ... Dwwofgrast I1March2023  pence  measures period - exercsable Exercisable uabi
Simon Carter Sharesave options 22/06/22 4275 421 No N/ A 01/09/25 28/02/26
Bhavesh Mistry Sharesave opticns 22/06/22 4,275 421 No N/A 01/09/25 28/02/26

On 2 March 2023, 4,137 options granted to Simon Carter on 18 June 2019 under the Company’s SAYE share scheme iapsed
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 Executive Directors) relative

to the amount spent on distributions to shareholders for the years to 31 March 2023 and 31 March 2022. Remuneration of
employees increased by 5.1% relative 1o the prior year. This is largely attributable to improved company performance resulting
in larger bonus payments across the business. Distributions paid to shareholders during the year increased by 37% relative to
the prior year. This increase is a result of the delayed impact of the Company paying full dividends in 2022/23, compared with
the prior year whereby the effects of the Covid-19 pandemic had a material impact on the level of dividends that were paid.

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land’s total sharehclder return for the 10 years from 1 April 2013 to 31 March 2023 against
that of the FTSE All-Share Real Estate Investment Trusts (REIT) Total Return Index for the same pericd. The graph shows
how the total return on a £100 investment in the Company made on 1 April 2013 would have changed over the 10-year period,
compared with the total return on a £100 investment in the FTSE Ali-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 ciassified.

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 opportunity and LTIP vesting percentages represent the year end awards and
forecast 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 paercentage of the maximum cpportunity available.

2013/14 2014/15 2015/16 2067 2017718 2018/19  2019/20 2020/21 2021/22 2022/23

Chrs Chrs Chris Chrs Chiis Chris Chris Simeon Simon
Chiaf £xacutive e Gr gg Grgg  Grngg  Crog  Grigg  Grgg Srgg CED Carter Carter
Chief Exacutive’s single total figure of remuneration
(EQQCO) 5,398 6,551 3623 1,938 2279 1653 1,534 1644 1919 1,736
Annual Incentive awards against maximum
opportunity (%) 80 95 67 23 63 26 28 53 91 82%
Long term incentive awards vesting rate against
maximum opportunity (%) S8 93 54 15 16 o] 0] 9] Q 1%

1. The ameount snow~n for the 2020/2021 year s a blenoged figure, reoresenting the remuieralion paid to Chns Grigg ana Simen Carter for the resooctive oericds that
thoy servea as CTEO

2. Confirrmed outcome,

3 Estimated autcome,
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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 All-Share REIT's sector as an appropriate comparator for this graph
because British Land has been a constituent of that index throughout the period.

CEO pay ratio

The 2022/23 CEQ pay ratio, prepared in line with Method A of the reporting regulations, is set cut below, along with historic
data. In line with the method usad last year, this method is considered to be the most comparable approach to the Single
Figure calculation used for the CEO. The pay data is based on employees as at 31 March 2023 and has been analysed on a
full-time equivaient basis, 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 total pay figure for the median employee which is driven by higher
variable pay. The median ratic is considered to be consistent with the pay and progression policies within British Land as the
remuneration policy for the CEQ is set based on the same principies as the policy for the wider employee population. As such,
salaries for all employees are set to reflect the scope and responsibilities of their role and take into account pay levels in

the external market. The majority of staff are also eligible to receive a bonus, and whilst variable pay represents a larger
proportion of the CEQ’s package, in all cases, thera is a strong link between payouts and the performance of both the
Company and the individual. The Cemmittee Chair has provided an explanation of the relationship between reward and

2015/20 2020/21 2021722 2022/23
A A A

CEO single figure (£000) o . 1B34 1B44 3819
Upper quartile e e jan el I
Median e 221 231 2611
Lower quartile S 331 351 381

I Tha 2020/21 single total figure of remuneration represents a blended amount calculated by reference to the amounts paid to Chrs Grigg and Simen Carter for the
respoctive periods that they soerved as Chief Executive during the year.

The salary and total pay for the individuals identified at the Lawer guartile, Median and Upper Quartile positions in 2022/23
are set out over the page. Having reviewed the pay levels of these individuals it is felt that these are representative of the
structure and quantum of pay at these points in the distribution of employees’ pay.

British Land Annual Report and Accounts 2023 155




The Britisn Land Campany PLC 00621920

DIRECTOR’S REMUNERATION REPORT continued

2022/?3,??71%{2!99 pay . . IS S ,,S,a‘ar,yj Total E%VE;
Upper guartile 7 - - 77,595 118,239
Median 65,000 77,980
L.ower quartile 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
company The British Land Company PLC. An explanation of the changes between 2022 and 2023 is provided below, with
the explanation of changes in prior periods available in the relevant Annual Report and Accounts.

- CEO: Simon did not receive a salary increase between 2022 and 2023, nor since his promotion to CEO in Novermber 2020
The annual bonus for Simon Carter decreased between 2022 and 2023 mirroring corporate performance over this period
and the reduction in taxable benefits 1s driven by a reduction in the company’s private medical insurance premium.

- QOther 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 appointed to
the Remuneration Committee during the year and stepped down from the ESG Committee Taxable benefits relate to
transport and accommaodation which increased in the year ended 31 March 2023 compared with the prior year due to
a reduced level of overnight stays during the tail end of Covid-19.

~ Empioyee average: The increase in employee salaries was due to inflationary and promotional increases during the year,
The reduction in the average employee annual bonuses is as a result of lower performance outcomes in 2023 compared
to 2022, although this was slightly mitigated by salary increases during the year, of which bonuses are a multiple. The
reduction in benefits is iargely driven by changes in employee choices of benefits

- Methodology: Bhavesh Mistry and Mark Aedy are not included in the table below as they were appointed during the
year ended 31 March 2022 and therefore do not have twe full vears’ worth of fees to compare. They have not received
an increase in satary or fees during the period beyond those attributable to changes in Committee responsibilities for
Non-Executive Directors Bhavesh's pay arrangements are unchanged over the relevant periods (from his appeintment
on 19 July 2027 until 31 March 2023).

2028 ws2022  2022ys3020 o 2021vs3020 -
Base Annpal Base Annual Basc Annual

salary/fees Benefits banus salary/foes Bancfrs borus sa‘ary/feos Benefits banus

Rermuneration clement % change % change % change % change % change % change % change % chango % change
Simon Carter T 0% 2% -32% 35%  -28% 7% n/a n/a nja
Tim Score ) 0% 0% n/a 7% 0% n/a  20% 0% Confa
Lynn Gladden ... 0% 98%  a/a 7% 00% /e 8% 0% n/a
Irvinder Goocdhew 3% nfa n/a n/a nfa n/a n/a n/a n/a
Alastair Hughes . 0%  nfa n/a 9% 0% n/a 3% 0% n/fa
Preben Prebensen 0% _ n/a n/a 12% 0% n/a 12% 0% n/a
Laura Wade-Gery 0% n/a n/a 13% 0% n/a 0% 0% n/a
Loraine Woodhouse 0% n/a n/a n/a nfa n/a n/a n/a n/a
Average employees b:] 7% -17% 6% -7% 50% 2% 1% 84%

The Committee reviews, takes advice and seeks information from both its independent adviser and the Human Resources
department on pay relatively within the wider market and the Company throughout the year. The CEC 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 opportunity and alignment are appropriate at
the current time.
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Non-Executive Directors’ remuneration (audited)
The table below shows the fees paid to our Non-Executive Directors for the years ended 31 March 2023 and 31 March 2022:

Total

2023 2007
Chair and Non-Executive Directors L _ £000  £000
Tim Score (Chair) - R 375375
Mark Aedy o 69 39
Lynn Gladden e 8179
Irvinder Goodhew e 7775
Alastair Huc B o 96 96
[\liﬁcﬂhglras Macpherson? - 20 72
Prepgﬁ Prebensen o ) - 95 95
_LiL_JE__\_N_@dé-Gery - 97
Loraine Woodhouse 93 92
1. Kees include the basic foc of £64,000 paid to each Non-Executive Director as well as Commuttee membership and Chair rales, with exception of the Chair.
2, Taxablc oenefits include the expenses incurred by Non-Executive Directors. The Company provides the tax gross up on these benefits and tne figures shown

above are the grossed up values There 1s no vanable clement to the Non-Executive Directors’ foes.
3. Nicnolas Macpherson stepped down 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, together with attendance at Committee meetings, are set out in the
table below:
T T " Date of appointment e

Dwrec_t_or e Position o L (,t,o ic Com_n'\lttge)____ o e . A,“f‘,’,',‘,dﬂ‘fi
Laura Wade-Gery Chair ~ _ BMayzols ___ 6/6
Lynn Gladden ~~ Member 20 March 2015 - 6/6
Irvinder Goodhew  Member o 7Novemberzozl 6/6
Preben Prebensen ~ Member 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 Rirector, General Counsel and
Company Secretary), Kelly Barry (Reward Director} and Gavin Bergin (Head of Secretariat) other than for any item relating
to their own remuneraticn. 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 resgonsibitities 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 conditicns relating to the Company's 2030 Sustainability Strategy within the approved 2022

Directors’ Remunaration Policy, in respect of which the Committee received in-depth technical briefings from subject
mattar experts from the business;

- reviewing the Remuneration Policy and strategy for members of the Executive Committee and other members of executive
management, whilst having regard to pay and employment conditions across the Group;

- determining the total individual remuneration package of each Executive Director, Executive Committee member and other
members of management;

- monitoring performance against conditions attached to all annual and long term incentive awards to Executive Directors,
Executive Committee and other members of management and approving the vesting and payment outcomes of these
arrangaements; 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 Committes also
considered the following matters:

- reviewing and recommending to the Board the Remuneration Report to be presented for shareholder approval,

- remuneration of the Executive Directors and members 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 appropriate, approving the vesting of Annual
Incentive and fong term incentive awards;

- granting discretionary share awards: reviewing and setting performance measures for Annua! Incentive awards and
l.ong Term incentives;

- reviewing the Committee’s terms of reference;

- feedback from the HRD, GC and Company Secretary and Remuneration Consultants following consultation with a
woarkforce panel set up to discuss Executive remuneration;

- the Committee was made aware of the results of engagement surveys and any general themes that are impacting
employees. All-employee communications were sent from Executive Committee members, including the CEQ, relating
to wider Company remuneration;

- considering gender and ethnicity pay gap reporting reguirements; and

- receiving updates and training on corporate governance and remunaration matters from the independent
remuneration consultant.

The Committee’s terms of reference have been reviewed by the Committes during the year and no changes were mada.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 following a competitive
tender process. Korn Ferry is a member of the Remuneration Consultants Group and adheres to that group’s Code of Conduct.
The Committee assesses the advice given by its advisers to satisfy itself that it is objective and independent. The advisers
have private discussions with the Committee Chair at least once a year in accordance with the Code of Conduct. Fees, which
are charged on a time and materials basis, were £109,440 (excluding VAT). Korn Ferry also provided general remuneration
advice to the Company during the year.

Voting at the Annual General Meeting
The table below shows the voting outcomas of the resolutions put to sharsholders regarding the Directors’ Remuneration
Report and Remuneration Policy at the AGM in July 2022.

Resoluton . L o . V@écé for T mfor voles _ i‘;ﬂnst _ Hes cast Votes withheld
Directors’ Remuneration Report (2022) 633425298 9649 23012044 351 656,441,342 678,007
Directors’ Remuneration Policy (2022) 631,747,807 96.24 24675598 376 656,423,405 695944

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-glection by the Company’s shareholders on an annual basis.
The Directors’ service contracts and letters of appointment are available for inspection during normal business hours at the
Company's registered office and at the Annual General Meeting.

Executive Director Service Contracts
All Executive Directors have rolling service contracts with the Company which have notice periods of 12 maonths on either side.

Normai nol ce peroog

Giecter. _Length o*service contract Date of service contract to be g.ven by eiber party
Simon Carter _ 12 months 18 November 2020 12 months
Bhavesh Mistry 12 months 19 July 2021 12 months

Executive Directors’ external appointments
Executive Directors may take up one non-executive directorship at another FTSE company, subject to British Land Board
approval. The Executive Diractors do not currently hold any paid external appointments.
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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:

Ef’foc(-‘ve date of appantment in

rmast recent lettor of Unexpired term

Drrecior Original date of appolniment . ____ _sppentment at 16 May 2023 (mqﬁ[\g_} .

Tim Scora (Chairman) e 20 March 2014 15 May 2023 , 4
reben Prebensen (SIT o T 1September 2017 1Septembar 2020 14
Mark Aedy ~ o 1September 2021 1September 2021 - 26
Lynn Gladden ’ T 20 March 2015 © 7 24 May 2021 .
Irvinder Goodhew T T T T Y october 2020 1 October 2020 14
Alastair Hughes o TJanuary 2618 1.January 2021 _ 14
Laura Wade-Gery T 13 May 2015 24 May 2021 o 14
Lorainc Woodhouse T T Y March 2021 1 March 2021 14

Although the Chair's and Non-Executive Directors’ appointments 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 thase terms of appointment, neither the Chair nor the
Non-Executive Directors are entitied 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
circumstanceas, such as corporate transactions, to receive payment in lieu of their notice period where the Company has
terminated their appointment with immediate effect.

This Remuneration Report was approved by the Board on 16 May 2023,

//.‘
/M w7

Laura Wade-Gery
Chair of the Remuneration Committee
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES

The Directors present their Report on the affairs of the Group, together with the audited financial
statements and the report of the auditor for the year ended 31 March 2023.

The Directors’ Report also encompasses the entirety of our Corporate Governance Report from pages 106 to 163 and Other
information section from pages 246 to 253 for the purpose of section 463 of the Companies Act 2006 (the ‘Act™). The Directors’
Report and Strategic Report together constitute the Management Report for the year ended 31 March 2023 for the purpose of
Disclosure and Transparency Rule 41.8R. Information that is relevant to this Report, and which is incorporated by reference
and including information reguired in accordance with the Act and or Listing Rule 9.8 4R, can be located in the following sections:

Infarmation

Dividends

Sect on in Annug! Report Page
Future developments of the business of the Company_____ StetegicReport ____ 18to35

Strategic Report 39
Financial instruments - risk management objectives and policies Strategic Report 43 to 45
Viak y and groing concern statements Strategic Report &1
Empbﬁym@itipohuesand employee invo{vement Straterg\’cheport 676 to 69
Sustalnability governance Strategic Report 9l to 92
Greenhouse gas emissions, energy consumptionand efficlency _ StrategicReport 10210103
Governance arrangements Governance N2to N
Long term incentive schemes (LR 9.8.4 (4)) Directors’ Remuneration Report 146
Capitalised interest (tR 9.8.4 (1)) Financial Statements 188 and 193
Exposuretorisks - Financial Statements 209to 28
Additional unaudited financial information (LR 9.8.4 (22 Other Information (unaudited) 246 to 253

Annual General Meeting (AGM)
The 2023 AGM will be held at 1.0 on 11 July 2023 at
100 Liverpool Street, EC2ZM 2RH.

A separate circular, comprising a letter from the

Chair of the Board, Notice of Meeting and explanatory
notes on the resolutions being proposed, has been
circulated to shareholders and is available on our website
britishland.com/agm.

Articles of Association

The Company’s Articles of Association (the 'Articles”) may
only be amended by special resojution at a general meseting
of shareholders. Subject to applicable iaw and the Articles,
the Directors may exercise all powers of the Company.

N The Articles are available on the Company’s website
britishland.com/governance.

Board of Directors

The names and biographicat details of the Directors and
details of the Board Committees of which they are members
are set out on pages 108 to 111 and are incorporated into this
Report by reference. Changas 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
Director to stand for election at the next AGM foliowing
their appointment. However, in accordance with the Code
and the Company’s current practice, all continuing Directors
offer themselves for election or re-election, as required, at
the AGM.

Details of the Directors’ interests in the shares of the
Company and any awards granted to the Executive Directors
under any of the Company's all-employee or executive share
schemes are given in the Directors’ Remuneration Report on
pages 152 to 153, The service 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 inspaction at the Company's
registered office.
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The appointment and replacement of Directors is governed
by the Articles, the Code, the Act and any related legislation.
The Board may appoint any parsen to be a Director so long
as the total number of Rirectors does not exceed the limit
prescribed in the Articles. The Articles provide that the
Company may by ordinary resolution at a general meeating
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 Cornpany receives written confirmation

of that person’s willingness to act as Director if he or she

has not been recommended by the Board. The Articles also
empower the Board to appoint as a Director any person who
is willing to act as such. The maximum possible number of
Dirgctors 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 set 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 Rirecter on a specific date selected by
the Board shall retire from office. The date selected shall be
not more than 14 days before, and no later than, the date of the
notice of annual general meeting. A Director who retires at
an annual general meeting shall be eligible for reappointment
by the shareholders.

Directors’ interests in contracts and conflicts
of interest

No contract existed during the year in relation to the Company's
business in which any Director was materially interested.

The Company's procedures for managing conflicts of interest
by the Directors are set out on page 115 Provisions are also
containad 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 31 March 2023 for the
henefit 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 lcsses and liabilities 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 crdinary shares
of 25p each, all of which are fully paid. Holders of ardinary
shares are entitled to attend and speak at general meetings
of the Company and to appoint one or more proxies or, if
the holder of shares is a corperation, one or more corporate
representatives. On a show of hands, each helder of ordinary
shares shall have one vote, as shall proxies. On a poli, every
holder of ordinary shares present in person or by proxy shall
have one vote for every share for which they are a holder.
There are no rastrictions on voting rights or the transfer

of shares except in relation to Real Estate Investment

Trust restrictions.

The Directors were granted authority at the 2022 AGM

to allot relevant securities up to a nominal amount of
£77,237,612 as well as an additional authority to allot shares
to the same value again for a rights issue. This authority will
apply until the conclusion of the 2023 AGM or the close of
business on 29 September 2023, whichever is the sconer. At
this year's AGM, shareholders will be asked to renew the
authority to allot relevant securities.

At the 2022 AGM a special resolution was also passed to
permit the Directors to allot shares for cash on a nen-pre-
emptive basis both in connaction with a rights issue or similar
pre-emptive issue and, otherwise than in connection with any
such issue, up to a maximum nominal amount of £11,585,641.
A further special resolution was passed to permit the
Directors to allot shares for cash on a non-pre-emptive basis
up to the same amount for use only in connection with an
acquisition or a specified capital investment. At this year’s
AGM, shareholders will be asked to renew such powers.

At the 2022 AGM a special resolution was passed fo permit
the purchase of up to 92,685,134 ordinary shares. This
authority will expire at the earlier of the conclusion of the
2023 AGM or close of business on 29 September 2023,

The Company made no purchases of its own shares into
treasury during the year pursuant to the above authority.

The Company continued to hold 11,266,245 ordinary shares

in treasury during the whole of the year ended 31 March 2023
and to the date of this Report.

N Further details relating to share capital, including
movements during the year, are set out in Note 20
to the financial statements on pages 220 to 222,

The British Land Campany PLC 00621520

Rights under an employee share scheme
Employee Benefit Trusts (EBTs) operate in connection

with some of the Company’s employee share plans. The
trusteas 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 Eqguiniti Share Plan Trustees Limited act as
trustees { Trustees) of the Companies discretionary Employee
Share Trust (ESTY and Share Incentive Plan respectively. The
£ST holds and, from time to time, purchases British Land
ordinary shares in the market, for the benefit of employees,
inciuding to satisfy outstanding awards under the Company’s
various executive employee share plans. Dividend waivers
are in place from the Trustees in respect of all dividends
payable by the Company on shares which they hold in trust.

Substantial interests

All notifications made to British Land under the Disclosure and
Transparency Rules (DTR 5) are published on a Regulatory
Information Service and made available on the Investors
section of our website.

As at 31 March 2023, the Company had been notified of the
interests noted below in its ordinary shares in accordance
with DTR &, The information provided is correct at the

date of notification.

Wn;; sts il;l Percentage halding

. ordinary {_h_?reim__ disclosed %
BlackRock, Inc. N,736.660 1204
Marges Bank 72963230 7.87
ARG Asset Management N.V. 55244122 596
Invesco Ltd. 45 871,686 4.85
Brookfield Asset
Management Inc. 29,409,577 317

Since the year end, and up te 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:

n Percentage hoiding
ordinary shares disclosed %

115,899,477 12.48

BlackRock; nc.
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DIRECTORS' REPORT AND ADDITIONAL DISCLOSURES continued

Change of control

The Group's unsecured borrowing arrangements

include provisions that may enable each of the lenders

or bondholders to request repayment or have a put at

par within a certain period following a change of control of
the Company. In the case of the Sterling bond this arises if
the change of control also results in a rating downgrade to
below investment grade. Further details on cur unsecured

berrowing arrangements can be found on page 45.

There are no agreements between the Company and its
Executive Directors or employees providing for compensation
for loss of office or employment that cccurs specifically
because 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
exarcisable on a change of control. All appeintment letters
for Non-Executive Directors will, as they are renewed,
contain a provision that allows payment of their notice
period in certain limited circumstances, such as corporate
transactions, where the Company has terminated their
appointment 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.

>, 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 political

donations or incur any expenditure during the year ended
31 March 2023 (nil)

Inciusive culture

British Land employees are committed to promoting an
inclusive, positive and cellaborative culture. Our 2030
Diversity, Equality & inclusion Strategy sets out our
commitments and goals to make British Land the most
inclusive organisation it can be. We treat everyone equally
irrespective of age, sex, sexual orientation, race, colour,
nationality, ethnic origin, religion, religious or other
philosophical belief, disability, gender identity, gender
raassignment, maritat or civil partner status, or pregnancy
or maternity. As stated in our Equal Opportunities Policy,
British Land treats “ztl colleagues and job applicants with
eqguality. We do not discriminate against job apphlicants,
employees, workers or contractors because of any protected
characteristic. This applies to all opportunities provided by
the Company including, but not limited to, job applications,
recruitment and interviews, training and development, role
enrichment, conditions of work, salary and performance
review'. The Company ensures that our policies are
accessible to all employees, making reasonable
adjustment when required.
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Through its policies and more specifically the Equal
Opportunities, Disability and Workplace Adjustment and
Recruitment policies, the Company ensures that entry intg,
and progression within, the Company is based solely on
personal abllity and competence to meet set job criteria.
Should an employee, worker or contractor become disabled
in the course of their employment/engagement, tha Company
aims to ensure that reasonable steps are taken to accommodate
their disability by making reasonable adjustments to their
existing employment/engagement,

Community investment

Our financial community investment during the year totalled
£2.2m (for the year ended 31 March 2022: £1,813,909). Of this,
£1.5m came from the Social Impact Fund which is managed
by the Social Impact Committee and overseen by the

ESG Committee,

The Campany also supports employee fundraising and
payroll giving which are included in the figures above.
Far the year ended 31 March 2023 this covered:

- BO% uplift of British Land staff payroll giving contributions
(capped at £5,00C per person and £50,000 pear annum for
the whole crganisation); and

- A staff matched funding pledge, matching money raised
for community organisations by British Land staff up to
£500 per person per year.

Our community investment is guided by our Local
Charter, working with local partners to make a lasting
positive difference:

- connecting with local communities

- suppeoerting educational initiatives for local people

- supporting focal 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 locat contributions, help people fulfil their
potential, beip 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:

E-thL

Brona McKeown
HR Director, General Counsel and Company Secretary

The British Land Company PLC
Company number 21920



Directors’ Responsibilities Statement

The Directors’ Responsibilitias 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 not been
included in this announcement as sat 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 101 “Reduced Disclosure Framework”, and
applicable law).

Under company law, Directors must not approve the financial
statements unless they are satisfied that they give a true and
fair view of the state of affairs of the Group and Company
and of the profit or loss of the Group and Company for that
period. In preparing the financial statements, the Directors
are required to:

- select suitable accounting policies and then apply
them consistently;

- state whether applicable UK-adopted International
Accounting Standards have been followed for the Group
financial statements and United Kingdom Accounting
Standards, camprising FRS 131, 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 reascnable
steps for the prevention and detection of fraud and

aother irregularities.

The Directors are also responsible for keeping adequate
accounting records that are sufficiant to show and explain
the Group™s and Company’s transactions and disclose with
reasonable accuracy at any time the financial position of
the Group and Company and enable them to ensure that
the financial statements and the Directors' Remuneration
Report comply with the Act.

The Directors are responsible for the maintenance and integrity

of the Company’'s website. Legislation in the United Kingdom
governing the preparation and dissemination of financial
statements may differ from legislation in other jurisdictions.

Tne British Land Company PLC 00621920

Directors’ confirmations

The Directors consider that the Annual Report and Accounts,
taken as a whole, is fair, halanced and understandahble and
provides the informaticn necessary for shareholders to assess
the Group's and Company’s position and performance,
business mode! and strategy.

Fach of the Directors, whose names and functions are listed
in Corporate Governance Report on pages 108 to 117,
confirms that, te 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 IASRB, give a true and fair
view of the assets, liabkilities, financial position and profit
of the Group;

~ the Company financial statements, which have been
prepared in accordance with United Kingdom Accounting
Standards, comprising FRS 11, give a true and fair view of
the assets, liabilities and financial position of the Company
and profit of the Company; and

- the Strategic Report and Directors’ Report, which
represent the management report, include a fair review of
the developmeant 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 ¢ffice at the date the

Directors' Reportis approved

- so far as the Director is aware, there is no relevant audit
information of which the Group's and Company’s auditors
are unaware; and

- they have taken all the steps that they ought to have taken
as a Director in order to make themselves aware of any
relevant audit information and to establish that the Groupn's
and Company's auditors are aware of that information.

By order of the Board.

-

Bhavesh Mistry
Chief Financial Officer

16 May 2023
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INDEPENDENT AUDITORS’ REPORT

Independent auditors’ report to the members of The British Land Company PLC

Report on the audit of the financial statements
Opinion
In our opinion:

- The British Land Company PLC's group financial statements and company financial statements (the “financial statements™)
give a true and fair view of the state of the group’s and of the company's affairs as at 31 March 2023 and of the group’s loss
and the group's cash flows for the year then ended;

- the group financial statements have been properly prepared in accordance with UK-adopted International Accounting
Standards as applied In accordance with the provisions of the Companles Act 2006,

-~ the company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice (United Kingdom Accounting Standards, including FRS 101 “Reduced Disclosure Framework”, and
applicable law); and

- the financial statements have been prepared in accordance with the reguirements of the Companies Act 2006.

Wae have audited the financial 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 Consolidated and
Company Statements of Changes in Equity for the year then ended; and the notes to the financial statements, which include a
description of the significant accounting palicies.

Our 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) ("1SAs (UK)Y") and applicable taw. Our
responsibilities under ISAs (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 aobtained is sufficient and appropriate to provide a basis for
our apinion.

independence Tha British Land Company PLC 00621920

We remained independent of the group in accordance with the ethical requirements that are relevant to cur audit of the
financial statements in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and
we have fulfilled our other ethical responsibilities in accordance with these requirements

To the best of our knowledge and belief, we dectare 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 controlied undertakings in
the period under audit.
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OQur audlt approach

Overvnew

Audit scope - We taliored the scope of our aud!t to ensure that we performed enough work to be able to give an
opinion on the financia! statements as a whole. The group financial statements are prepared on a
consolidated basis, and the audit team carries out 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 consolidation 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 financial statements as
a whole.

Key sudit matters - Valuation of investment ang deve]opment propertles either held di rectiy or through joint
ventures (group).
- Recoverability of tenant debtors and incentives {group).
- Accounting for the Paddington Central partial disposal and joint venture arrangement (group).
- Taxation (group).
- Recoverability of investments and loans to subsidiaries and joint ventures (company).
Matenahty - Overall group materiality: £82.9 million (2022: £98.4 million) 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.
- Overall company materiality. £74.6 millicn {2022: £88.5 million} based on 1% of total assets.
- Performance materiality: E62.1 million (2022 £73.8 million) (group) and £56.0 million
(2022: £66.3 million) (company).

The scope of our audit
As part of designing our audit, we determined materiality and assessed the risks of material misstatement in the
financial statements.

Key audit matters 3r\t|sh Land Company PLC 00621920
Key audit matters are those matters that, in the auditors” professional judgement, were of most significance in the audit of the

financial statements of the current period and include the most significant assessed risks of material misstatement (whether or
nat due to fraud) identified by the auditors, including those which had the greatest effect on: the overall audit strategy; the
allocation of resources in the audit; and directing the efforts of the engagement team. These matters, and any comments we
rmake on the results of our procedures thereon, were addressed in the context of our audit of the financial statements as a
whole, and in forming our epinion thergon, and we do not provide a separate opinicn on these matters.

This is not & complete list of all risks identified by our audit.

Accounting for the Paddington Central partial disposal and joint venture arrangement is a new key audit matter this year.
Accounting for Canada Water partial disposal and joint venture arrangement, which was a key audit matter last year, is nc
ionger included because of the fact that it was a transaction that occurred and was tested in the prior year. Otherwise, the key
audit matters below are consistent with last year.
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INDEPENDENT AUDITORS' REPORT caontinuerd

Key aud:t matter

Valuation of investment and develoﬁnrﬁweﬂﬁtrw i

properties, either held directly or through
joint ventures (group)

Refear to the Report of the Audit
Committee, Notes to the financial
statements - Note 1 (Basis of preparation,
significant accounting palicies and
accounting judgements), Note 10
(Property) and Note 11 {Joint ventures) The
group owns either directly or through joint
ventures a portfolio of property consisting
of Campuses, Retail & Fulfilment and
Developrments. The totai property portfolic
valuation for the group was £5,595 million
(2022: £6,944 million) and for the group’s
share of joint ventures and funds was
£3,316 million (2022 £3,538 million) as at
31 March 2023 The valuations were carried
out by third party valuers CBRE, Jones
Lang LaSalle, Cushman & Wakefield and
Knight Frank (the Valuars’).

The Valuers were engaged by the diractors
and performed their work in accordance
with the Royal Institute of Chartered
Surveyors ('RICS") Valuation - Global
Standards and the requirements of 145 40
‘nvestment Property’. In determining the
valuation of a property, the Valuers take
into 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 vields and
comparable market transactions, to arrive
at the final valuation. For developmeants,
the residual appraisal method is used, by
estimating the fair valug 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
inherently subjective due to, among other
factors, the individual nature of each
property, its location 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, when
aggregated, could result in a materia]
misstatement, warranted specific audit
focus in this area.

166

How our aumit adaressed the key aud t matfer

Given the inherent subjectivity involved in the valuation of the property
portfolio, and therefore the need for deep market knowledge when
determining the most appropriate assumptions and the technicalities of
valuation methodclogy, 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 contractua!l 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
held by the group and set an expected range for yvield and capitaf value
movement, determined by reference to published benchmarks and using our
experience and knowledge of the market. We compared the investment vields
usad by the Valuers with the range of expected yields and the year on year
capital movement to our expected range.

We also considerad 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 reasonableness of the
Valuers’ key assumptions This included comparing the yield to comparable
market benchmarks, comparing the costs to complete estimates to
development plans and 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 chalienged their approach to the
valuations, the key assumptions and their rationale behind the more significant
valuation movements during the year.

Where assumptions were outside the expected range or showed unexpected
movements based 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 they 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.

We concluded that the assumptions used in the valuations were supporiable
in light of available and comparable market evidence. We performed testing
on the standing data in the group’s information systems concerning the
valuation nrocess. We carried out procedures, 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 developments, we confirmed that
the supporting information for construction contracts and budgets, which was
supplied to the Valuers, was also consistent with the group’s recerds for
example by inspecting construction contracts. For developments, capitalised
axpenditure 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 cansiderad reasans why the market capitalisation was lower than the net
asset value of the group. We have no issues to report in respect of this work.
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Kow avdit matter
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 (Gebtors). The total value of trade
debtors recognised within the group was £33 miilion

(2022: £53 millicn) and within joint ventures was £11 million at
31 March 2023 (2022: £17 million), against which an expected
credit loss (‘ECL") provision of £27 million (2022: £47 million)
and £7 million (2022: £13 million) respectively was recognised.
The total tenant incentives recognised within the group was
£155 million (2022: £161 million} and within joint ventures was
£102 million at 31 March 2023 (2022: £36 million), against which
an ECL provision of £20 million (2022: £19 million)y and

£12 million (2022: £8 million) respectively was recognised.
Covid-19 and the resulting econamic and social disruption in
prior years brought unforeseen challenges to the UK and the
wider global economy, impacting the group and in general the
overall risk profile. Whilst conditions continued to improve in
2022/2023 in relation to Covid-19, other geopotitical and
economic risks increased during the year and there remains a
risk of tenants defaulting or tenant failure.

The level of arrears has reduced from the prior year, 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
made! under IFRS 9 Financial Instruments and utilised a matrix
methodology to determine the provision. The key assumptions
have been the tenants’ risk rating and the related expected loss
rate for each risk rating and ageing combination Tenant risk
ratings have been determined by the directors, taking into
consideration information available surrounding a tenant’s credit
rating, financial position and historical default rates. The
expected loss rate has also taken into consideration the ageing
profile of the debtors, the historical cash collected over the
pandamic 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 (IFRICY) issued their decisions on the
treatment of lessor forgiveness of lease payments and demand
deposits with restrictions on use.

The application of these decisions represented a change to the
previous accounting policies applied by the group and therefore
the diractors chose to restate the prior year comparative
information.

On the basis that the estimation of an ECL provision against the
tenant debtors and incentives balances has been highly
subjective and contains significant estimation uncertainty, we
have identified this as a key audit matter. In relation to the IFRIC
decisions, our audit focused on this area, including that the
restatements made were accurate and that adequate disclosures
were made in accordance with 1AS 8 Accounting Policies,
Changes in Accounting Estimates and Errors

Tno Batisn Lang Company PLC 0621970

THiow usr audhl adarossed the key aud t matter
We have evaluated the methodology utilised by the
directors in determining the ECL provisions as at

31 March 2023 We are satisfied the approach is
campliant with the requirements of IFRS 9 Financial
Instruments.

We obtained and checked the mathematical accuracy,
and completeness, of the data used to calculate the
provision balances. Given the complexity and the
manual nature of the ECL model, we used an
independent application to check the integrity of the
spreadsheet used to calculate the provision.

On a sample basis, we performed detailed testing over
the underlying data and information used in the ECL
analysis inciuding but not limited to verifying: the
tenant’s year end outstanding debtor balance: the
tenant’s year end unamortised lease incentive balance;
the tenant’s credit histories and current trading
performeance; the ageing of the balances; the fevel of
cash collections during tha year; and the forward-
looking 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.

On a sample basis, we assessed the appropriateness of
the most significant assumptions, being the
categorisation of tenants into differant 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 mathodology for applying the revised
accounting policies and ensured conformity with the
requirements of the IFRIC agenda decisions.

We tested the mathematical accuracy of the
calculations of the adjustments required in relation to
the IFRIC decisions. We also selected a sample of the
underlying data used in the calculations of the
adjustments required for both the 2021 and 2022
financial years, verifying that the data was accurate and
complete. We reviewed the disclosures that
management included in Note 110 explain the changes
in accounting policies, and ensured that the restated
comparative information was compiete and accurate.

We have no matters to report in respect of this work,

British Land Annual Report and Accounts 2023 167




INDEPENDENT AUDITORS' REPORT conttnued

Key aud t rmatter

Accounting for the Paddington Central partial disposal and jeint
venture arrangement {group)

Refer to the Audgit Committee Report and the Financial Statements,
Notes to the financial statements - Note 1 (Basis of preparation,
significant accounting policies and accounting judgements) and
Note 11 (Joint ventures). During the reporting period, the group
disposed of its Paddington Central Campus assets inte the
Paddington Central Joint Venture (the "Joint Venture’' or
‘Partnership’), with the group owning a 25% interest and the other
partner hoiding a 75% interest in the Joint Venture. As part of the
transaction, the group disposed of £934m of property for a
consideration of £915m and recorded a £19m loss on disposal.

The directors have exercised critical judgemant in respect of the
joint contro! assessment of the Joint Venture. As part of the
assessment, the directors considered the group’s controt 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.

Thraugh this analysis, the directors have been able 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 method, in-line with the group’s accounting policies. This
warranted additional audit Tecus due to the size and nature of the
transaction and the critical acceounting judgement made by the
diractors.

Taxation (group)
Refer to the Report of the Audit Committee, the Notes to the
financial statements - Note 1 (Rasis of preparation, significant
accounting policies and accounting judgements) and Note 7
{Taxation). The UK Real Estate Investment Trust (REIT) regime
grants companies tax-exempt status provided they meet the rules
within the regime.

The rules are complex, and the tax-exempt status has a significant
impact on the financial statements The complexity of the rules
creates a risk of an inadvertent breach and the group’s profit
becoming subjact to tax The group’s status as a REIT underpins its
business model and shareholder returns. For this reason, it warrants
special audit focus. The obligations of the REIT regime include
requirements to comply with bafance of business dividend and
income cover tests The Broadgate and Paddington 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 overaligroup. Tax provisions are in place to account for the
risk of challenge of certain of the group’s tax positions.

Given the subiective nature of these provisions, additional audit
focus was placed on tax provisions.
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How our aLa  addressed the key a.ait mattoer

We obtained an understanding of the nature of the
transaction and assessed the accounting treatment
in retation to the group’s accounting policies. For the
disposal, we obtained and reviewed the key
supporting documentation including the safe and
purchase agreements and completion statements
and agreed the consideration received to bank
statements,

For the joint venture arrangement, we read the
underlying partnership agreements and agreed that
the accounting treatment of the joint venture
arrangement was in accordance with IFRS 10
Consolidated Financial Statements, IFRS 11 Joint
Arrangements, and 1AS 28 Investments in Associates
and Joint Ventures, and verified the degree of
controf or influence held by the group was
appropriate to recognise a joint venture
arrangement.

We have ho matters to report in respect of this work.

We confirmed ocur understanding of management’s
approach to ensuring compliance with the REIT
regime rules and we involved our internal taxation
specialists to verify the accuracy of the application
of the rules.

We obtained management's calculations and
supporting documentation, varified the inputs to
their calculations and re-performed the group's and
the Broadgate and Paddington Central joint
ventures’ annual REIT compliance tasts. We used ocur
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 assurmptions and judgements used
by the group in determining the tax provisions are
reasonable

We have no matters to report in respect of this work.



Key audit rratter
Recoverability o
ventures {company)

Refer to the Notes to the financial statements - Note A (Accounting
pelicies - 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

£23140 million €2022: £33,140 millicn) and investments in joint
ventures £ million (2022: £116 million) 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
ioans to subsidiaries, and a £36 million (2022: £22 million) provision
for impairmant investments in joint ventures in the year. The
company's accounting policy for investments and loans is to hold
them at cost less any impairment. Impairment of the loans is
calculated in gccordance with IFRS 9, where expeacted credit losses
are considered to be the excess of the company’'s loan to a
subsidiary over the subsidiary net asset value. Investments in
subsidiaries and joint ventures are assessed for impairment in line
with |AS 26. In the year, the company received capital distributions
totalling £2,847 million (2021/22: £niD) from its subsidiaries following
a corporate simplification and restructuring exercise conducted.

This included recapitalising subsidiaries that were praviously in a net
Habiity position and therefore unable to repay their intercompany
foans and gave rise to a net reversal of loan impairment at the
company level and investment impairment losses in certain of the
subsidiaries involved in the restructuring. Losses incurred by those
subsidiaries that made the capital injections have been freated as
deemed distributions in the company’s profit or loss.

The company considered the impairment of investment and loan
balances at 31 March 2023, including those held in subsidiaries that
made capital injections, in accordance with |AS 38, iIFRS 2 and its
accounting policy. Given the inherent estimation and complexity in
assessing bath 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.

investments and Ipans to subsidiaries and joint

Ine Batish Land Company PLC 00621920

How our aug t agdressed the key audit matte

We assessed the accounting policies for investments
and loans in subsidiaries and investment in jaoint
ventures to ensure they were compliant with FRS 101
“Reduced Disclosure Framework”, We obtained
management’s impairment assessments for the
recoverability of investments and loans in
subsidiaries and investment in joint ventures as at

31 March 2023,

We verified that the methodology used by
management in arriving at the carrying value of the
investments in subsidiaries and joint ventures was in
line with lAS 36 Impairment of Assets, and that for
loans to subsidiaries the expected credit loss was in
line with IFRS 9 Financial Instruments, including the
retated provision for impairment of investments and
revearsal 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. For details of
our procedures over investment property valuations
please refer to the related group key audit matter
abave.

Given the complexity and the manual nature of the
impairment models, we used an independent
application to check the integrity of the
spreadsheets and to recalculate the provisions. We
assessed the steps undertaken by management to
restructure and simplify the corporate structure and
obtained documentation to support the transactions
executed on a sample basis.

We have no matters to report in respect of this work

How we tallored the audit scope

We tailored the scope of our audit to ensure that we performed enough work 1o be able to give an opinicn 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 heid within a variety of subsidiaries and joint ventures with the group
financial statements being a consolidation of these entities, the company and the group's joint ventures. The Broadgate Joint
Venture was subject to a full scope audit, and the Meadowhall, Paddington Central and Canads Water Joint Ventures weare
scoped in for specific account balances. All work was carried out by the group audit team with additional proceduras
performed at the group level (including audit proceduras over the consalidation and consolidation adjustments} to ensure
sufficient coverage and appropriate audit evidence for our opinion on the group financial statements as a whole.

The Group operates a common IT environment, processes and controls across all reportable segments. In establishing the
overall approach to cur audit, we assessed the risk of material misstatement, taking into account the nature, likelihood and
potential magnitude of any misstatement. Following this assessment, we applied professional judgement to determine the

extent of testing required over each balance in the financial statements.

In respect of the audit of the company, the group audit team performed a full scope statutory audit.
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INDEPENDENT AUDITORS REPORT contimued

The impact of ¢climate risk on our audit

In planning our audit, we made enguiries with management to understand the extent of the potentiat impact of climate change
risk on the financial statements. Cur evaluation of this conclusion included challenging key judgements and estimates in areas
where we considered that there was greatest potential for climate change impact. We particularly considered how climate
change risks would impact the assumptions made in the valuation of investment properties as explained in our key audit
matter above. We also considered the consistency of the discleosures inrelation to 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 thresholds for materiality.
These, together with qualitative considerations, heiped us to determine the scope of our audit and the nature, timing and
extent of our audit procedures on the individual financial statement line items and disclasures and in evaluating the effect of
misstatements, both individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

F\na;;a slatc;’;\.;r;tsr:"g.r.cup ’ F.nancwalrs?a:‘,emcnta N ccr;\;;;my
Overall materiafity £82.9 million (2022: £68.4 million). £74.6 million (2022 £88.5 million)

1% of total assets

How we " 1% of total assats
determined it

Rationale for A'key determinant of théﬁg'roﬁ‘;;:s value is_";_o'ro;);rty The gompany's main activity is the investments in

benchmark investments. Due to this, the key area of focus in and loans to subsidiaries and joint ventures. Given
applied the audit is the valuation of investment and thig, we set an overall company materiality level
development properties, either heid 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 overall group materiality.
The range of materiatity allocated across components was between £8m to £16m. Certain components were audited to a local
statutory audit materiality that was also less than our overall group materiality,

In addition, we set a specific materiality leve! 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 hefore tax.

We use performance materiality to reduce to an appropriately low level the probability that the aggregate of uncorrected and
undetected misstatements exceeds averall materiality. Specifically, we use performance materiality in determining the scope
of our audit and the nature and extent of our testing of account balances, classes of transactions and disciosures, for example
in determining sample sizes. Qur 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 misstatements, risk assessment
and aggregation risk and the effectiveness of controls - and concluded that an amount at the upper end of cur normal range
was appropriate,

We agread with the Audit Committee that wea would report to them misstataements identified during our audit above
£4.1 million (Group audit) (2022: £4.9 million) and £3.7 miliion (company audit) (2022 £4.4 million) as well as misstataments
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 abave £1.0 million (2022: £1.0 million) for misstataments related to Underlying Prafit within the financial statements, as
well as misstatements below that amount that, in our view. warranted reporting for qualitative reasons

Conclusions relating to going concern
Our evalyation of the directors’ assessment of the group’s and the company’s ability to continue to adopt the going concern
basis of accounting included:

- Corroborated key assumptions (e.q. liguidity forecasts and financing arrangements) to underlying documentation and
ensured this was consistent with our audit work in these areas;

~ Considered management’s farecasting accuracy by comparing how the forecasts made at the half year compare to the
actual performance in the second half of the year;

- Understocd and assessed the appropriateness of the key assumptions used both in the base case and in the severe
but plausible downside scenario, including assessing whether we considered the downside sensitivities to be
appropriately severe,
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- Testad the integrity of the underlying formulas and calcillations within the going concern and cash flow models;

- Considered the appropriateness of the mitigating actions available to managemeant in the event of the downside scenario
materialising. Specifically, we focused en 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 continde as a going concern
for a period of at least twelve months fram when the financial statements are authorised for issue

In auditing the financial statements, we have concluded that the directors’ use of the going concern basis of accounting in the
preparation of the financial statements is appropriate.

However, because not all future events or conditions can be predicted, this conclusion is not a guarantee as te the group’s and
the company’s ability to continue as a guing 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 statements about whether the directors
considered it appropriate to adopt the going concern basis of accounting.

Cur responsibilities and the raspensibilities of the directors with respect to going concern are described in the relevant
sections of this report.

Reporting on other information

The other information comprises all of the information in the Annual Report other than the financial statements and cur
auditors' report thereon. The directors are responsible for the other information. Our opinion on the financial 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 responsibkility is to read the other infermation and, in doing so,
consider whether the other information is materially inconsistent with the financial statements or our knowledge obtained in
the audit, or otherwise appears to be materially misstated. if we identify an apparent material inconsistency or material
misstaternent, we are required to perform procedures to conclude whether there is a material misstatement of the financial
statements or a material misstatement of the other information. If, based on the work we have performed, we conclude that
there is @ material misstatement of this other information, we are requirad to 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 also considered whether the
disclosures required by the UK Companies Act 2006 have been included

Based on cur work ungdertaken 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 cur opinion, based on the work undertaken in the course of the audit, the information given in the Strategic Report and
Directors’ Report and additional disclosures for the year ended 31 March 2023 is consistent with the financial statements and
has been prepared in accordance with applicable legal requirements.

in light of the knowledge and understanding of the group and company and their envirenment obtained in the course of the
audit, we did not identify any material misstatements in the Strategic Report and Directors’ Report and additional disclosures.

Directors’ Remuneration
in our opinion, the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance with
the Companies Act 2006,

Corporate governance statement

The Listing Rules require us to review the directors’ staterments in relation to going concern, longer-term viability and that part
of the corporate governance statement relating to the company’s compliance with the provisions of the UK Corporate
Governance Code specified for our review 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 knowledge cbtained during the audit, and
we have nothing material to add or draw attention to in relation to:

~ The directors’ confirmation that they have carried out a robust assessment of the emerging and principal risks;

- The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging
risks and an explanation of how these are being managesd or mitigated;

- The directors’ statement in the financial statements about whether they considered it appropriate to adopt the going
cancern basis of accounting in preparing them, and their identification of any material uncertainties to the group’s and
company’s ability tc continue to do so over a period of at least twelve months from the date of approval of the financial
statements;
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INDEPENDENT AUDITORS' REPORT continued

-~ The directors’ explanation as to thelr 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 expeactation that the company will be able to continue in
operation and maet its liabilities as they fall due over the period of its assessment, including any related disclosures drawing
attention to any necessary qualifications or assumptions.

Our review of the directors’ statement regarding the longer-tarm viability of the group and company was substantially 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 financiat statements and our knowledge and undearstanding of the
aroup and caompany and their enviranmeant ohitained in the course of the audit.

in addition, based on the work undertaken as part of our audit, we have concluded that each of the following elements of the
corporate governance statement is materially consistent with the financial statements and our knowledge obtained during
the audit:

-~ The directors’ statemeant that they consider the Annual Repart, taken as a whole, is 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 raview of effectiveness of risk management and intarnal 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 does not properly disclose a departure from a relevant provision of the Code specified under the
Listing Rules for review by the auditors.

Responsibilities for the financial statements and the audit

Rasponsibilities of the directors for the financial statements

As explained more fully in the Directers’ Responsibilities Statement, the directors are responsible for the preparation of the
financial statements in accordance with the applicable framewaork and for being satisfied that they give a true and fair view
The directors are also responsible for such internal control as they determine is necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud or grror.

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, disclosing, 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

Qur objectives are to obtain reasonable assurance about whether the financial statements as a whole 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) wiil always detect a
material misstatement when it exists. Misstatemants can arise fram fraud or error and are considered material if, individually or
in the aggregate, they could reasonably be expected to influence the econoemic decisions of users taken on the basis of these
financial statements.

trragularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line with
our responsibilities, outlined above, to detect material misstaternents in respact of irregularities, including fraud. The extent to
which our procedures are capable of detecting irregularities, including fraud, is detailed below.

Based on our understanding of the group and industry, we identified that the principal risks of non-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 considered the
extent to which non-campliance might have a materia! 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
rmanagement’s incentives and opportunities for fraudulent manipulation of the financial statements (including the risk of
override of cantrols), and determined that the principal risks were related to posting inappropriate journal entries to increase
revenue, management tias in accounting estimates and judgamental areas of the financial statements such as the valuation of
investment and development properties and the expected credit ioss provisions in respect of tenant debtors and incentives
(see related key audit matters above). Audit procedures performed by the engagement team included:

- Discussions with management and internal audit, including consideration of known or suspected instances of non-
compliance with laws and regulations and fraud, and review of the reports made by management and internal audit;

- Understanding of managemaeant’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 relevant mesting minutes, including those of the Risk Committee and the Audit Committee;

- Review of tax compliance with the involvement of our tax specialists in the audit;

- Designing audit procedures t¢ incorporate unpredictability around the nature, timing or extent of our 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 refated kay 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 inharent limitations in the audit procedures described gbove. We are less likely to become aware of instances of
nen-compliance with laws and regulations that are not closely related to events and transactions reflected in the financial
staternents Alsa, the risk of not detecting a material misstatement due to fraud is higher than the risk of not detecting one
resulting fram error, as fraud may involve deliberate concealment by, for example, forgery or intentional misreprasentations,
or through collusion.

Cur audit testing might include testing compiete populations of certain transactions and balances, possibly using data
auditing techniques. Howevaer, it typically involves selecting a limited number of items for testing, rather than testing complete
populations. We will often seek 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 & conciusion about the population from which the sample is selected.

A further description of cur respensibilities for the audit of the financial statements is located on the FRC's website at:
www.fre.org.uk/avditorsresponsibilities. This description forms part of ocur 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 whare expressly agreed by our prior consent in writing.

Qther required reporting

Companies Act 2006 exception reporting
Under the Companies Act 20086 we are required to report to you if, in our opinion:

- we have not obtained all the infarmation and explanaticns we require for our audit; or

- adeguate accounting racords have not been 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 Committee, we were appointed by the members on 18 July 2014 to audit the
financial statements for the year ended 31 March 2015 and subsequent financial periods. The pericd 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 £5FF RTS.

Sandra Dowling (Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LL.P
Chartered Accountants and Statutory Auditors
Lendon

16 May 2023
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Consolidated Income Statement

For the yvear ended 31 March 2023
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Restated’
.20z [ 022 R
Capitat Camtal
Underlying® and other Total Uneerlying® and other Total
Note __Em £m o fEm _Em . Em L Em
T 3 418 - 418 432 20) 412
S 3 87 - ey a2 @) (33
S 3 321 - 3 308 (29; 279
Joint ventures (see aiso below)® 1| 92 (559) {467) 84 163 247
Administrative expenses (88) - (88) (88) - (88>
Valuation movement 4 - (798) (788) - 475 475
(Loss) profit on disposal of investment properties and
revaluation of investments - (30) 30 - 45 45
Net financing income
financing income 0 2 88 =Ta] - o7 &7
financing charges 6 (62) - (62) (585) W] (62}
o o (60) B8 28 63 60 ¢ 5.
(Loss) profit on ordinary activities before taxation 265 (1,299) (1,034) 249 714 963
Taxation : e 7 L 5 4 D 2.
(Loss) profit for the year after taxation 264 (1,303) (1,039 253 712 965
Attributable to non-controlling interests 1 (2) 2 - 2
Attributable to shareholders of the Company 263 1,300 251 72 963
Earnings per share: T o T
basic 2 103.8p
difuted 2 L1035p
All results derive from continuing operations.
B Restatee’
03 . 2022 -
Capital Cap.
Underlying® and other Totai Ungerlying? and other Towa
[ e o hote Em _Em mo o Em £mo £
Results of joint ventures accounted for using the
equity method
Underlying Profit 92 - g2 84 - 84
Valuation moverment® 4 - ({567) {5567} - 167 167
Capital financing income (charges) - 8 8 - (4) (43
Taxation 7 - [ - - [
o 1 T 92 (559 (467) 84 163 247
1. Prior year comparatives have been restatad for a change in accounting policy in respect of rental concessions. Refer to Note 1 for further information.
2. See definition in Nota 2 and a reconcilistion between Underlying Frofit and 1=RS profit in Note 2.
3. Included within *Costs’ 1s a credit relating to provisions for impairment of tenant debiors, accrued income and tenant incentives and contracted rent incraases of

£9m (2021/22: £2m credit). This is disclosed in further detail in Note 1€ and Note 13.
4, Included within 'Joint ventures’ is a charge relating to provision for impairment of equity investrnents and loans to joint ventures of £237m (2021/22: £22m),

disclosed in further datal in Note 1.

5 Included within the "Valuation movement’ debit of £567m (2021/22. credit of £167m) 1s 2 net valuation movement debit of £5667m (2021/22 credit of £115m) and
the realisation of gain on disposal of assets into jont ventures of £nil (2021/22: £62m), dis¢iosed in further detail in Note 1.
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Consolidated Statement of Comprehensive Income

For the year ended 31 March 2023

Resiated
2023 2022
£m £m
(Loss) profit for the vear after taxation (1,039 965
Other comprehensive income (expense):
ftems that may be reclassified subsequently to profit or foss:
Gains on cash flow hedges
- Joint ventures ) 1w 1
]
Reclassification of Foreign exchange differences on disposal of subsidiary net invastment to the
income statement - (12>

Other comprehensive income (expense) fortheyear e 10

Total comprehensive {expense) income for the year ) (1,029)
Attributable to non-controlling interests [¢)]
Attributable to shareholders of the Company 1,028) 552

1. Prior year comparatives have boen restated for a change in accounting policy in respect of rental concessions. Refer to Note 1 for further information
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FINANCIAL STATEMENTS contrnuved

Consolidated Balance Sheet

As at 31 March 2023

The Britisn Lang Caompany PLC C0621320

Restated
2023 2022
Note £m Em
ASSETS
Non-¢urrent assets
Investment and development properties i 5677 7032
5677 7032
Other non-current assets
Investments in joint ventures 1l 2,206 2.521
Other investments 12 58 EN
Property, plant and equipment 22 27
Interest rate and currency derivative assets w144 97
8107 9718
Current assets
Trading properties 0 22 18
Debtors 13 34 60
Corporation tax 2 3
Cash and cash equivalents 17 125 m
Ll _— 183 192
Total assets T B B,290 2,910
LIABILITIES
Current liabilities
Short term borrowings and overdrafts 17 (402) 89}
Creditors 14 (Z_B__Z_)g (278)
(684)  (467)
Mon-current liabilities
Debentures and loans 7 {1,865) (2,427)
Other non-current iiabilities” 15 (145) (152)
Deferred tax habilities 15 4) -
Interest rate and currency derivative liabilities 17 {67) (96)
(2,081) (2,675
Total liabilities o o (2,765) (3,142)
Met assets T T B - 5,525 6,768
EQUITY
Share capital 234 234
Share prermum 1,308 1,307
Merger reserve 213 213
Other roserves 15 5
Retained earnings o _ 3,742 4994
Equity attributable to shareholders of the Cofﬁpany 5,512 5,753
Non-contrelling interests o - 7 o 13 ]
Total equity - 5,525 768
EPRA Net Tangible Assets per share® T 2 'sg8p  730p

1 Priar year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits Refer to Note 1 for further

information.
2. See footnote 2 in Note 3.
3 See definition in Note 2.

lo s
Tim Score
Chairman

Py

Bhavesh Mistry
Chief Financial Officer

The financial statements on pages 174 to 227 were approved by the Board of Directors and signed on its behalf on 16 May 2023,

Company number 621920,
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Consolidated Statement of Cash Flows

For the year ended 31 March 2023

ing British Land Company PLC 00821920

Restated'
2023 2022
MNote Em . _E_m
Income raceived from fenants 39 419
Faes 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 (¥ 2)] (62)
Corporation taxation payments - (6)
Distributions and other receivables from joint ventures " 3 57
Net cash inflow from operating activities 240 777274;57
Cash flows from investing activities
Development and other capital expenditure (209 (259)
Purchase of investment properties (155) (5963
Sale of investment properties 8 87
Sale of investment properties to Canada Water Joint Venture ul - 290
Sale of investment properties to Paddington Central Joint Venture H 686 -
Purchase of investments (15) (4
Indirect taxes paid in respect of investing activities 4 (5
Loan repayments from joint ventures H 125 133
investment in and Ioans to joint ventures {148} 21
Capital distributions from joint ventures n 30 -
Net cash inflow (outflow) from investing activities 326 (385)
Cash flows from financing activities
Dividends paid 12 (213) (155)
Dividends paid to non-controlling interests (4} (6)
Capital payments in respect of interest rate denvatives (21) (7
Purchase of non-controlling interests in Hercules Unit Trust - (38)
Decrease in lease liabilities (4) 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 equivalents “ (80)
Cash and cash equivalents at 1 April ) m 191
Cash and cash equivalents at 31 March 17 125 m
Cash and cash equivalents consists of:
Cash and shott term deposits 99 74
Tenant deposits 26 37

1. Prior year comparatives have been restated for a change In accounting paelicy in respect of tenant deposits Refer to Note 1 for further infarmation
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FINANCIAL STATEMENTS continued

Consolidated Statement of Changes

For the year ended 31 March 2023

Shaie
capgital
iiiii _ _£m

Balance at 1 A_EELZOZZ _____ 234
Loss for the year after taxation T -
Gains on cash flow hedges - joint venturas -
Other comprehensive wicome -
Total comprehensive (expense) income for
the year S B -
Shares issued in the year -
Fair value of share and share option awards -
Dividends payable in year (23.20p per share) -
Dividends payable by subsidiaries -
Ba!ﬂge at 31 March 2023 234
Balance at 1 April 2021 as published o 234
Change of accountlng policy in respect of rental
concessions (Note 1) _ .
Restated balance at1 Aprll 2021 L 234
Profit for the year after taxation -
Gains on cash flaw hedges - joint ventures -
Reclassification of foreign exchange differences
on disposa!l of subsidiary pet investment -
Other cormozehensxve income (expense) -
Total comprehensive income (expensa) for
the year . . -
Fair value of share and share ODtIDn awards -
Purchase of the units from nen-controlling
interests” ~
Dividends payable in year {16.96p per share) -
Dividends payabte by subsidiaries -
Balance at 31 March 2022 234

in Equity

Hedging and Re~

Share translation  wvauation Merger
pramium resorve rasanve  roserve
L Em £m . im0 Em
wse7 2 3 a3
- A -
_ - -1 -
- - e -
1 - - -
1,308 2 13 213
7370:/' o P 213

1307 o2
- - 1] -
- B 12) T -
- Q12) o 1 -
—T az T -
1,307 T2 3 23

215

The British tand Company PLC Q0621320

Restated Non- Reskated"
Rotained Restated' controling Total
carnings Total interasts equity
Em_ Em em -k
14,994 6,753 s
(1,038) (3,038) a
S 1 -
- -
- (1,038 (,028) (1) (1,029
- 1 - 1
1 1 - 1
(215)  (215) - (215)
: - - o m
‘3,742 5512 13 5525
4154 5924 59 5983
30 30 - 30
4184 5,954 59 6013
963 963 2 365
- j - 1
- 02 - on
- m___ - am
963 952 2 954
) 27 o
2 2 40y (38)
as7)  (157) - as7y
R ®& &
4,994 6,753 15 6,768

1. Prior year comparatives have been restated for a change in accounting policy in respect of rental concessions. Refer to Note 3 for further information.

2. On 5 July 2021, the Group completed the acquisition of the remaimng 21 9% units of Hercules Unit Trust that the Group did not alvready own for 3 consideraticn
of E38m. Whilst the transaction was completed on 5 July 2021, the Group obtained the risks and rewards of ewnership of the 21.9% of Hercules Unit Trust on
1 April 2021 and therefore. the change in ownership percentage and resulting non-controliing interests were reflected at this date in the financial statements.
The book value of the net assets purcnased at 1 April 2021 were £40m and consequently £40m has been transferred from nen-controlling interests to

shareholders’ equity.
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Notes to the Accounts

1 Basis of preparation, significant accounting
policies and accounting judgements

The financial statements for the year ended 31 March 2023
have been prepared on the historical cost basis, except for the
revaluation of properties, investments classified as fair value
through profit or foss and derivatives. The financial statements
are prepared in accordance with UK-adopted International
Accounting Standards and the applicable legal requirements
of the Companies Act 20086 ('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 2 material impact on the Group.
These include amendments to 1AS 16, 1AS 37, IFRS 3 and
annual improvements to 1FRS Standards 2018-2020. Several
amendments to standards and interpretations have been issued
but are not vet effective for the current accounting period.
These include amendments to IAS 12, IAS 1and IFRS Practice
Statement 2. These have not yet been adopted by the Group.
The amendments tisted akove 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 yaar the Group has adopted two Agenda
Decisions issued by the IFRS Interpretations Commuttee, in
respect 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 statements are prepared on a going concern basis.

The consolidated balance sheet shows that the Groupisin a
net current liabitity position, predominantly due to short term
barrowings and pverdrafts of £402m. The Group has access
to £1.8bn of undrawn facilities and cash, which provides the
Directors with a reasonable expectation that the Group will be
aple to meet these current liabilities as they fall due. In making
this assessment the Directors took into account forecast cash
flows and covehant compliance, including stress testing
through the impact of sensitivities as part of a 'severe but
plausible downside scenario’. Before factoring in any income
receivable, the undrawn facilities and cash would atso be
sufficient to cover forecast capital expenditure, property
operating costs, administrative expenses, maturing debt and
intarest over the next 12 months from the approval date of
these financial statements.

Having assessed the principal risks, the Directors believe that
the Group is well placed to manage its financing and other
business risks satisfactorily despite the uncertain economic
climate and have a reasonable expectation that the Company
and the Group have adeguate resources to continue in
cperation for al feast 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 secticn on page 118,

Tha British Land Company PLC 00621820

Subsidiaries, joint ventures and associates

The consolidated accounts include the accounts of The British
Land Company PLC (‘British Land") and all subsidiaries (entities
controlled by British Land). Control is assumed whare British
Land is exposed, or has the rights, to variable returns from its
involvemeant with investees and has the ability to affect those
returns through its power over those investees.

The results of subsidiaries, joint ventures or assoclates 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 consclidation.

Business combinations are accounted for under the

acaquisition method. Any excess of the purchase price of
business combinations over the fair value of the assets, liabilities
and contingent liabilities acquired and resulting deferred tax
thereon is recognised as goodwill. Any negative goodwili is
credited to the inceme statement in the period of acquisition.

All intra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and assoctates
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. Theur profits include revaluation movements on investment
properties. Where joint ventures and associates generate losses
after tax, these are recognised initially agamnst the Group's
aquity investment. If the Group's equity investment is nil,

these are subseguently then recognised against other

long term interests, principally long term loans.

Distributions and other receivables from joint ventures and
asscciates are classed as cash flows from operating activities,
except where they relate to a cash flow arising from a capital
transaction, such as a property or investment disposal. in this
case they are classed as cash flows from investing activities.

Properties

Properties are externally valued af the balance sheet date.
Investrnent properties are recorded at valuation whereas
trading properties are stated at the lower of cost and net
realisable value.

Any surplus or deficit arising on revaluing investment
properties is recognised in the Capital and cther column of
the income statement.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting
policies and accounting judgements continued
The cost of propertias in the course of development includes
attributable interest and other associated outgoings including
attnbutable development personnel costs. Interest is calculated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighted
average interest rate of The British Land Company PLC
borrowings. Interest is not capitalised where no development
activity is taking place. A property ceases to be treated as a
development property on practical completion.

Investment property disposals are recognised on completion.
Profits and losses arising are recoghnised through the Capital
and other column of the income statement. The profit an
disposal is determined as the difference berween 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 celumn of the income
statament is imited to the extent of the unrefated party's
interest. Any subsequent loss is recognised in the Capital

and other column of the income statement in full.

Trading propertias are intially recognised at the lower of
cost and net realisable value. Trading property dispesals are
recognised in line with the Group's revenue accounting policies.

Where investment properties are appropnated 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 occur when, and only when, there is
evidence of change in use.

Where a right-of-use asset meets the definition of investment
property under IFRS 16 ‘Leases’, the nght-of-use asset will
initially be calculated as the present valug of minimum lease
payments under the lease and subseguently measured under
the fair value model, based on discounted cash flows of net
rental income earned under the lease.

The Group feases out investment properties under cperating
leasas with rents generaily 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 actrvely 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 pericds
and cash contributions to tenant fit-out. and contracted rent
InNcregses 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
ifetime expected credit losses under the IFRS 9 ‘Financial
Instruments’ simplified approach.
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Surrender premia payable relating to investment properties are
recognised in the income statement, through the Underlying
column, except where the surrender premia payable are
deemed to be unusual or significant by virtue of their size

or nature, where they are recognised through the Capital

and ather column. Surrender premia payable ralating to
development properties are capitalised as a property addition
providing they are a directly attributable and necessary
development expense.

Financia! assets and liabilities

Debtors and creditors are initizlly recognised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. Oninitial recognition the Greup calculates the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS 9 simplified approach.

Other investments include investments classified as amortised
cost and investments classified as fair value through profit

or loss. Loans and receivables classifiad as amortised cost

are measured using the effective interest method, less any
impairment. Interest is recegnised by applying the effective
interest rate. Investments classified as fair value through profit
or loss are intially recorded at fair value and are subsequently
externally valued on the same basis af the balance sheet date.
Any surplus or deficit ansing on revaluing investments classified
as fair value through profit or loss is recognised in the Capital
and other column of the income statement.

The lease Lability associated with invastment property which is
heid under a lease, is initially calculated as the present value of
the minimum lease payments, The lease liability 1s subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made.

Debt instruments are stated at therr far vaiue 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 (ncluding premia) are
recagnised 0 the income statement when they occur.

As defined by IFRS 9, cash flow and fair value hedges are
inttially 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 derivatives that

are designated and qualify as effective cash flow hedges are
recognised directly through other comprehensive income as a
rnovement in the hedging and translation reserve. Changesin
the fair value of derivatives that are designated and qualify as
effective fair value hedges are recorded in the Capital and other
calumn of the income statement, slong with any changes in tha
fair value of the hedged item that is attributable to the hedged
risk. Any ineffective portion of all derivatives is recognised in
the Capital and other column of the income statement. Changes
In the fair value of derivatives that are not in a designated
hedging relationship under IFRS 9 are recorded directly in

the Capital and other column of the income statement. These
denvatives are carried at fair value on the balance sheet.

Cash equivalents 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
faes and proceeds from the sale of trading properties.

Rantal income and surrender premia are recognised in
accordance with IFRS 16.

For leases where a single payment is recelved 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 uplifts, from investment
property leased out under an operating lease is recognised

as revenue on a straight-line basis over the lease term. Tenant
incentives, such as rent-free penods and cash contributions to
tenant fit-out, are recognised 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 unsettied rent reviews. Contingent rents, being those lease
payments that are not fixed at the inception of the lease,
including for example turnover rents, are recognisedin 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. Modlifications to
operating leases the Group holds as a lessor are accounted for
from the effective date of the meodification. Modifications take
into account any prepaid or accrued lease payments relating

to the original ease 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 payments are accounted for as a lease modification.
Concessions granted to tenants which aliow the deferral of
rent payments to the Group ara not accounted for as lease
modifications 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 amounts become contractually
due, net of dilaptdaticns and non-recoverable outgoings

relating te the lease concerned.

The Group applies the five-step-model as required by IFRS 15
‘Revenue fram Contracts with Customers’ in recognising its
service charge income, management and performance fees
and proceeds fram the sale of trading properties.

The British Land Company PLC 00621920

Service charge income is recognised as revenue in the pericd to
which it relates.

Management fees are recognised as revenue in the period to
which they relate and relate predominantly to the provision

of asset management, property management, development
management and adrunistration services o joint ventures,
Performance fees are recognised at the end of the performance
period when the performance obligations 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 extarnal 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 statemant.

Taxation

Current tax is based on taxable profit for the year and

is calculated us:ng tax rates that have been enacted or
substantively enacted at the balance sheet date. Taxable profit
differs from net profit as reported in the income statement
because it excludes items of income or expense that are not
taxable (or tax deductible).

Deferred tax 1s 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 liabitities 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
incarne taxes levied by the same tax authority on different
taxable entities which intend to either current tax assets and
liabilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments {o
employees is determined at the date of grant and is expensed
on a straight-line basis over the vesting perod, 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
eqgual to the market value at grant date. Fer options and
performance shares granted under the Long-Term Incentive
Plan, the fair values ars 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 scheme assets are measured using
fair values. Pension scheme liabilities are measured using the
projected unit credit method and discounted at the rate of
return of a high quality corporate bond of equivalent term to
the scheme liabilities. The net surplus (where recoverable by
the Group) or deficit is recognised in full in the consolidated
balance sheet. Any asset rasulting from the calculation is limited
to the present value of available refunds and reductions in
future contributions to the plan. The current service cost and
gains and 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 consolidated
statement of comprehensive income.

Contributions to the Group's defined contribution schemes are
expensed on the basis of the contracted annual contribution.

Government grants

Government grants are recognised when there is reasonable
assurance that the grant will be received and all attached
conditions will be camplied with. A grant that relates to an
investment or development property is deducted from the cost
of the relevant property, thereby increasing the gain recognised
on disposal or revaluation of the property. A grant that relates
to an expense itern 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 appiying the Group's accounting policies, the Directors are
required to make critical accounting judgements and assess
key sources of estimation uncertainty that affect the
financial statements,

Key sources of estimation uncertainty

Valuation of investment, development and trading properties.
The Group uses external professicnal valuers to determine the
relevant amounts. The primary source of evidence for property
valuations shouid be recant, comparable market transactions
on an arm’s length basis. However, the valuation of the Group's
property pertfolic is inherently 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 details on the valuers’ assumptions,
estimates and associated key unobsarvable inputs sensitivity
disclosures, have boen provided in Note 10

Impairmeant provisianing of tenant debtors {including accrued
income) and tenant incentives, which are presented within
investment properties: The impact of Covid-19 gave rise to

an increase in tenant debtors due from tenants aleng with
higher loss rates, however these are continuing to decrease
as the impact of the pandemic recedes. Conseguently, for the
year ended 31 March 2023 the impairment provisions calculated
using the expected credit loss model under IFRS 9 against
these balances are lower than in the prior year. See Note 13
for further detaits on the reduction of tenant debtars and
assoclated provisions in the year.
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The key assumptions within the expected credit loss model
include the tenants’ credit risk rating and the related loss

rates assumed for each risk rating depending on the historical
experience collection rate and the ageing profile. Tenant

risk ratings are determined by management, taking intc
consideration information available surrounding a tenant’s
credit rating, financial position and historical loss rates.

Tenants are classified as being in Administration or Company
Voluntary Arrangements, high, medium or low risk based on this
information. The assigned loss rates for these risk categorios are
reviewed at each balance sheet date and are based on historical
experience collection rates and future expectations of collection
rates. The same key assumptions are applied in the expected
credit loss model for tenant incentives, without the
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.

Qther sources of estimation uncertainty that would not result
in a material movement in the carrying amount in the next
financial year include the valuation of interest rate denvatives,
the determination of share-based payments, the actuanal
assumptions used in calculating the Group’s retirement
benefit obhgations and taxation provisions

Critical accounting judgements

The Directors have exercised critical judgement in respect of
the joint control assessment of the Paddington Central Jont
Venture which was entered into in the year, As part of the
assessment, the Directors considerad the Group's control 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 agreemants, including reserved matters which
require the unanimous consent of the Partners, and the Group's
subsequent exposure to vanable returns. Through this analysis,
the Directors have been able to satisfactorily conclude that the
Group has joint control aver the Partnership and therefore

has accounted for the Partnership as a joint venture using the
equity method, in tine with the Group's accounting pohcies,

The following items are ongoing areas of accounting
judgement, however, the Directors do not consider these
accounting judgementis to be critical and significant accounting
judgemant has not been required for any of these items in the
current financial year.

REIT status: British Land 15 a Real Estate Investment Trust
CREITY and does not pay tax on its property income or gains
on property sales, provided that at least 0% of the Group's
property income is distributed as a dividend to shareholders,
which becomaes taxable in their hands. In addition, the Group
has to meet certain conditions such as ensuring the property
rantal 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 s
management's intention that the Group will continue as a
REIT for the foreseeable future



1 Basis of preparation, significant accounting
palicies and accounting judgements continued
Accounting for joint ventures: In accordance with

IFRS 10 ‘Consolidated Financial Statements’, IFRS 11 'Joint
Arrangements’ and IFRS 12 ‘Disclosure of Interests in Other
Entities’, an assessment is required to determine the degree

of control or influence the Group exercises and the form of

any control to ensure that the financial statement treatment

is appropriate. The assessment undertaken by managemeant
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation to the degree
of caontrol the Group exercises within the current or prior year.
An assessment was performed for both the Paddington Central
Joint Venture transaction that occurred in the current year, and
the Canada Water Joint Venture transaction that occurred in
the prior year (see Note 11). As previously disclosed, a critical
accounting judgement was exercised in the assessment of the
Paddington Central Joint Venture transaction. However, as part
of the Canacla Water Joint Venture transaction assessment, no
critical accounting judgements were applied. Group shares in
joint ventures resulting from this process are disclosed in

MNote 1 to the financial statements,

Joint ventures are accounted for under the equity method,
whereby the consolidated balance sheet incorporates the
Group's share of the net assets of its joint ventures and
associatoes. The consolidated income statement incorporates
the Group's share of joint venture and associate profits after tax.

Accounting for transactions: Property transactions are complex
n nature and can be material to the financial statements.
Judgements made in relation to transactions include whether
an acquisition is a business combpination or an asset; whether
held for sale criteria have been met for transactions not yet
completed; accounting for transaction costs and contingent
consideration; and application of the concept of linked
accounting. Management consider each transaction separately
in order to determine the most appropriate accounting
treatment, and, when considered necessary, seek independent
advice In this regard, management have considered the
accounting of both the Paddington Central Joint Venture
transaction in the year ended 21 March 2023 and the Canada
Water Joint Venture transaction in the year ended 31 March
2022 (see Note 17).
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Consideration of climate change

In preparing the financial statements, the impact of climate
change has been considered, particularly in the context of the
Task Ferce 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 commitrment to sustainabihty, there
has not been a material impact on the financial reporting
judgements and estimates arising from our considerations,
which include physical climate and transitional risk assessments
conducted by the Group. This is consistent with our assessment
that chimate change is not expected to have a material impact
on the cash flows of the Group, including those included within
the going concern and viabilty assessments in the medium term.

Notwithstanding this, the following should be noted, which is
relevant to understanding the impact of climate change on the
financial statements:

- As part of the Group's 2030 Sustainability Strategy,
under which the Grou’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 vear tc 31 March
2023 (20271/22: £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, £16m remainad committed to future mitigation capital
expenditure (2021/22: £15m) (sea Note 22 for further details).

- As part of the valuation process, the Group has ciscussed
the impact of sustainability and Environmental, Social and
Governance factors with the external valuers who value the
investment and development properties of the Group. The
physical climate and transitional risk analysis conducted by
the Group has been shared with, and discussed with, the
valuers as part of the six-manthly valuation process
(see Note 10 for further details). As such, the impact of
sustainability and Environmental, Social and Governance
factors is considered as part of the valuation process, to the
extent possible market participants would, and is included
within the derived vatuation as at the balance sheet date.
The Group ensures that to the fullest extent possible, the
four valuers are matertally 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 capitahsed as part of the cost of the
development. The cost of purchasing these credits was
£1m for the year ended 31 March 2023 (2021/22: £nil).
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting policies and accounting judgements continued
Change in accounting policies

Rental concessions

In Gctober 2022, the IFRS Interpretations Committee (IFRIC) issued an Agenda Decision in relation to Lessor Forgiveness of Lease
Payments (IFRS 9 and IFRS 16), giving clanfication on the lessor accounting for concessions (or rental forgiveness) granted to
tenants. Concessions granted to tenants consisted of reducing or waiving the rent for a specified period

The IFRIC clarified that concessions granted to tenants for renfal 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, the Group treated concessions granted to tenants for rental debtors past their due date
(predominantly in response to Covid-13), as a lease modification under IFRS 16, recognising the concession granted on a straight-line
basis over the lease term.

Following the Agenda Decision, the Group has retrospectively applied the accounting clarification to relevant concessions for the
years ended 31 March 2021 and 2022. This includes restating the 2021 opening balances and the 2022 comparative balances as set
out on the next page. No relevant concassions were granted in preceding financial years.

As part of considering the Agenda Decision, the Group has reassessad the position of the tenant incentive provision an 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 tenant incentive provision within investment property, as part of the overall
concession accounting reassessment. As the associated concession tenant incentive provision was previously accounted for as part
of debtors as opposed to investment property, the provision reduction on restatement leads to an increase in both net assets and
profit as outlined below.

Overall, for the year ended 31 March 2022, the profit on ordinary activities before taxation increases by £5m from £358m to £863m
WwWithin the consclidated income statement, the restatement has resulted in a change to the fellowing 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 conselidated balance sheet, the restatement has resulted in the opening net assets of the Group as at 1 Aprit 2021
increasing by £30m from £5,983m to £6,013m. For the year ended 31 March 2022, subsequent to adjusting the opening balances,
the net assets of the Group increased by £5m to £6,768m. Within the consolidated 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 guantitative impact on each balance has been outlined on the following page.

Tenant deposits

In April 2022, the IFRIC issued an Agenda Decision n relation to Demand Deposits with Contractual Restrictions in Use, clarifying
that deposits of this nature mee! the definition of cash and cash equivalents under 1AS 7 'Statement of Cash Flows' and should be
disclosed as Tenant deposits within cash and cash equivalents. For the year ended 31 March 2022, the Group recagnised £4m of
rental deposits within debtors and identified a further £33m of service charge deposits not previously recognised on the Group’s
consolidated balance sheeat, as both meeting the amended definition of a demand deposit. The service charge deposits were
previously not recognised on the consolidated balance sheet due to contractual restrictions an the use of these deposits. The
Group has amended its accounting policy accordingly and will recognise these balances on the consolidated balance sheat as
part of cash and cash equivalents, with a restatement to the 31 March 2022 prior year comparative of E37m.

As part of this reassessment, the Group will also recognise service charge income and expense related cash flows within the
congolidated statement of cash flows, within the income received from tenants and gperating expenses paid to suppliers and
employees of E61m respectively, with a restatement to the year ended 21 March 2022 prior year comparative.
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1 Basis of preparation, significant accounting policies and accounting judgements continued

Opemng balance Rental’ Tanant
31 March 2022 restatement for CONCessions dogosts 31 March 2022
Publshed  rental concessions Restatomens Restatemant Restated

e o £m &M _ £m _Em Em
Consolidatad income statement (extract) T
Revenue 410 - 2 412
Costs 129) - (€)] - (133
Joint ventures 244 - 3 - 247
Valuation movement 47 - 4 - 475
Profit on ordinary activities before taxation 958 - 5 - 963
Consolidated balance sheet (extract) - S T
Investrments in joint ventures 2,51 7 3 - 2,521
Debtors 39 23 2 (4} 60
Cash and cash equivalents 74 - - 37 n
Creditors (245) - - £33 (278
Retained earnings 4,959 30 5 - 4,954
Net assets 6,733 30 5 - 6,768
Consolicated statement of cash flows (extract) T T S
Income received from tenants 358 - - 61 419
Operating expenses paid to suppliers and employees (140) - - (61 (2010
Cash and cash equivalents at 1 April 154 B - 37 191
Cash and cash equivalents at 31 March 74 - - 37 m
Cash and cash eguivalents consist of:
Tenant degosits - - - 37 37
Performance measures (Note 2) T T T
Underiying Profit (Table A) 251 - ¢4y - 247
EPRA MNet Tangible Assets &7 30 _.5 - 6.806
i [ _pence pence Lo bence o pence _pence
Underlying diluted earnings per share 274 - (0.4) - 27.0
EPRA Net Tangible Assets per share 727 4 m - 730

2 Performance measures
Earnings per share

The Group measures financial performance with reference to undetlying 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
(including dilution adjustments) for each performance measure are shown below, and a reconciliation between these is shown within
the supplementary disclosures (Table B).

EPRA earnings per share 1s calculated using EPRA earnings, which is the IFRS profit after taxation attnibutable 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 financial instruments and associated close-out costs and their related taxation.

Underlying earnings per share is calculated using Underlying Profit adjusted for underlying taxation (see Mote 7), with the dilutive
measure being the primary disclosure measure used. Underlying Profit is the pre-tax EPRA earnings measure, with additional
Company adjustments for items which are considered to be unusual and/cr significant by virtue of thelr size 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 surrender
premium payment and a £12m reclassification of foreign exchange differences were excluded from the cailculation of Underlying
Profit {see Note 3 and Note 6, respectively, for further detarls). There was no tax effect of these Company adjusted items.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

2 Performance measures continued

Restated’
2023 L L 2022 o
Relevant Relavant
Relevant number Earnings Relevant number Earnings

N earnings of shares per share earrings of shares per share
£arnings per share 7 £m million pance €m mrillion pence
Underlying
Underlying hasic 263 927 28.4 251 927 273
Underlying difuted . S ] 263 930, 283 250 930 270
EPRA
EPRA basic 263 927 28.4 234 927 25.3
EPRAdiuted R . __ 263 830 283 284 930 252
IFRS
Basic (1,038) 927 Mz2.0) 963 927 103.8
Dijuted (1,038) 927 (12.0) 963 230 1035

1. Prior year comparatives have been rastated for a change in accounting policy in respect of rental concessions. Refer to Note | for further information.

Net asset value

The Group measures financial position with reference to EPRA Net Tangible Assets (NTA), Net Reinvestment Vaiue (NRV) and
Net Disposal Value (NDV). The net assets and number of shares for each performance measure are shown below. A reconciliation
between IFRS net assets and the three EPRA net asset valuation 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 is based on IFRS net assets
exciuding the mark-to-markat on derivatives and related debt adjustments, the carrying value of intangibles, as well as deferred
taxation on property and derivative valuations The metric includes the valuation surphis on trading properties and is adjusted for
the dilutive impact of share options.

Restates
2023 N 2022

T Retevant Net assot Relovant Net asset

Relevant numbar value per Raievant rurber value per

nat assets of shares share net assets of shares share

Net asset value per share £m million pence £m raiiion pence
EPRA

EPRA NTA 5,487 933 588 5,806 932 730

EPRA NRV 6,029 933 646 7,438 932 798

EPRA NDV R e 5,858 933 606 6577 932 708

IFRS
Basic 5,825 927 586 6,768 927 730
Diluted 5,525 933 592 6,768 932 726

4

furtter informmation.

Total accounting return

1 Prior yvear comparativies have been restated for a change In accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1for

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.

" Restatea’
_ 2023 o o202 o
Maovement in Movement in
NTA per Dividend per Total MTA par Dradend por Total
share share paid  a<counting sharg share pa d 3cceunt ng
pence pence return pence perce roturn
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 policies in respect of rental concessions and tanant deposits Refer to Note 1 for

further information.
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3 Revenue and costs

Restated’
o 2023 S 2022 . -
Capital Copital
Underlying and other Total Underlying and other Total
[ I £m___  __ fm __Em o Em
Rent receivable 306 - 306 332
Spreading of tenant incentives and contracted rent increases 15 - 15 7
surrender prerva’ e 1 PR, 1
Gross rental income T sz - 32 340
Trading property sales proceeds - - - -
Service charge income - 59 62
Management and performance fees (from joint ventures) - 13 9
Other fees and comrmissions -2 21
Revenue ) o - 418 a3z
Trading property cost of sales - - - - [4=)] ()]
Service charge expenses {50} - {50) (55) - (55)
Froperty operating expanses (37) - (37) (54) - 54)
Rolease (provisions) for impairment of trade debtors and
accrued income 1 - n [} - [4))]
(Frovisions) release for impatrment of tenant incentives and
contracted rent increases (2) - {2} 3 - 3
Other fees and commissions expenses as_ - 9} B ) B B A 1.
Costs . e o 97y (24 (@ 133
21 - 321 308 (29) 279

1. Prior year camparatives have been rastated for a change in accounting policy In respect of rantal concessions. Refer to Note 1 for further information.

2. In the prior year, on 31 August 2021, the Group undertook & leasing transaction with twao unrelated parties in relation to one of its Investment properties
The transaction was commaercially beneficial and resulted in an overall increase in the net assets of the Group H invelved a £29m payment to one party for
the surrender of an agreement for lease, with a subsequent premium of £29m received for the grant of a new agreement for lease for the same property with
another party, meaning the transaction was cash nautral. In line with the reguirernants of iFR5 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 premium 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 inline with the Group's accounting peticies
the payment has been included within the Capital and other column of the income statement. The premium recegnised as deferred income on the balance
sheet as at 31 March 2023 within other non-current Habilities was £25m (2021/22: £27m) {see Note 15)

The cash element of net rental income (gross rental income less property operating expenses) recognised during the vear ended
31 March 2023 from properties which were not subject to a secunty interest was £238m (2021/22 £232m). Property cperating
expenses relating to investment properties that did not generate any rentat income were £nil (2021/22: Enil). Contingent rents

of £9m (2021/22: £6m) that contain a variable lease payment were recognised in the year.

Further detail on the provision for impairment of trade debtors, accrued income, tenant incentives and contracted rent increases is
disclosed in Note 10 and Note 13.

4 Valuation movements oh property

RRestated
2023 2022
£m Fm

Consolidated income statement
Revaluation of properties (798) 475
Revaluation of properties held by joint ventures accounted for using the equity method” 567) 167

(1,365) 642

1. Prior year comparative has been rastated for a change in accounting policy in respect of rental concessions. Refer to Note 1for further information.
2. Comprises net valuation movement debit of £567m (2021/22: credit of £115m) and realisation of gain on disposal of assets into joint ventures of Enif (2021722
credit of £52m). disciosed in further detail in Note 11
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5 Auditors’ remuneration
PricewaterhouseCoopers LLP

2023 2022
e £m Em
Feoes payable to the Company's auditor for the audit of the Company's annual accounts and consolidated
financial statements 0.5 05
Fees payable to the Company's auditor for the audit of the Company's subsidiaries, pursuant to legislation 6.2 oAl
Total audit fees S 7 - I Y o6
Audit-reiated assurance services L o o o.2 0.2
Total audit and audit-related assurance services e - ) 0.9 03]
Other fees - -
Other services . . TP L - -
Total 0.9 08
6 Net financing income
2023 2022
£m £m
Underlying
Financing charges
Facilities and overdrafts (28> 203
Derivatives 28 29
Other loans (72) (68)
Obligations under head leases 3) 3)
(75) (62)
Development interest capitalised 13 7
(62) (55)
Financing income
Deposits, securities and hquid investments 2 -
2 -
Net financing charges - Underlying e I _ - |0y 55
Capital and other
Financing charges
YValuation movement on fair value hedge accounted derivatives' - (67)
Valuation movement on fair value hedge accounted debt' - 61
Valuation movement on non-hedge accounted derivatives - (O]
- [€p]
Financing income
Yaluation movements on translation of foreign currency debt and investments 1 -
Valuation movement on fair value hedge accounted derivatives' {27) -
valuation movement on fair value hedge accounted debt’ 33 -
Reclassification of foreign exchange differences on disposal of subsidiary net investrnent from equity” - 12
Valuation movement on non-hedge accounted derivatives I - 55
Net financing income - Capital and other e B8 60
Net financing income
Total financing income S0 67
Total financing charges (62) 823
Net financing income o ] - 28 5

1 The difference between valuation movement on desigrated fair value hedge accounted dearivatives hedging instrurrents) and the valuation movement on far

value hedge accounted debt (hedged item) represents hedge ineffectiveness for the year of a credit of £8m {2021/22. a debit of £6m)

2. Enil (2023/22, £12m) has baen reclassified from the hedging and translation raserve to the incorme staterment, relating to cumulative fareign exchange gains on

disposal of the net investment in a foreign subsidiary.

Interast payable on unsecured bank loans and related interest rate derwvatives was £16m (2021/22: £13m) interest on development
expenditure 1s capitalised at the Group’s weighted average interast rate of 2.9% (2021/22' 2.4%) The weighted average interest rate

on a proportionately consolidated basis at 31 March 2023 was 3.5% (2021/22 2.9%).
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7 Taxation

Taxation (expense) income
Current taxation
Underlying Profit

Current period UK corporation taxation (2022/23: 19%: 2021/72-19%)
Underlying Profit adiustments in respect of prior periods

Total current Underlying Profit taxation (expense) income

Capital and other profit

Current period UK corporation taxation (2022/23:19%; 2021/22:19%)
Capital and other profit adjustments in respect of prior periods

Total current Capital and other profit taxaticn income (expanse)

Total current taxation {expense) income
Deferred taxation on revaluation of derivatives
Group total taxation (expense) income
Attributable to Joir]‘gventures?

Total taxation (expense) income S o
Taxation reconciliation

(Loss) profit on ordinary activities before taxation

Less: Loss (profit) attributable to joint ventures

Group (loss) profit on ordinary activities before taxation

Taxation on loss (profit) on ordinary activities at UK corporation taxation rate of 19% (2021/22: 19%)
Effects of:

- REIT exempt income and (losses) gains

- Taxation losses

- Deferred taxation on revaluation of derivatives
—_Adjustments in respect of prior years

Gfoup total taxation (e'ipense) income

(1,034)
487

567
108

(125)
15
4

1
(5)

963

_@4n

76

T aze

126

9
5
2

1. Prior year comparatives have been rastated for a change in accounting policy in raspect of rental concessions. Refer to Mote 1 for further information.
2 Current taxation expense of €nil (2021/22: €nif) and a deferred taxation expense of £nil {2021/22: £nil) arose on profits attributable to joint ventures

Taxation expense atiributable to Underlying Profit for the year ended 31 March 2023 was £1m (2021/22: £4m income). Taxation
expense attributable to Capital and other profit was £nii (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: £nil).

A REIT is required to pay Property Income Distributions (P1Ds) of at least 90% of the taxable profits from its UK property rental

business within 12 months of the end of each accounting period.
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8 Staff costs

Wages and salaries

Social security costs

Pension costs

Eguity-settied share-based payments_

The British Lana Company PLC 00621320

2023 2022
_Em £m.
62 58

8 8

5 5
7. L
82 79

The average monthly number of employees of the Company during the year was 356 (2021/22: 344). The average monthly number
of Group employees, including those employed directly at the Group's properties and their costs recharged to tenants, was 647

(2021/22: 636).

For the yvear ended 31 March 2023, the average monthiy number of employees of the Company within each category of persons
employed was as follows' Campuses: 39; Retail & Fulfilment: 33 Developments: 38; Storey. 7; Support Functions: 239, The average
monthly number of employees of the Group within each category of persons employed was as follows: Campuses: 39; Retall &
Fulfilment: 33; Developments: 38; Storey: 7; Support Functions' 239; Property Management: 221,

For the year ended 31 March 2022, the average monthly number of employees of the Company within cach category of persons
employed was a follows: Campuses: 36; Retail & Fulfilment: 29; Developments: 47; Storey: 9; Support Functions: 229. The average
rmonthly number of employees of the Group within each category of persons employed was as follows: Campuses: 36; Retall &
Fulfilment: 29; Developments: 41; Storey: 9; Support Functions: 229; Property Management; 292,

The Executive Directors and Non-Executive Directors are the key management personnel. Their emoluments are disclosed in the

Remuneration Report on pages 14110 159.

Staff costs

The Group's equity-settied share-basad payments comprise the following:

Scheme o
tong-Term Incentive Plan (LTIP)
Restricted Shara Plan (RSP)

Save As You Earn schemes (SAYE)

Fair value measure
Monte Carlo model simulation and Black-Scholes option valuation models
Market value at grant date
Black-Scholes option valuation model

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, taking
account of expected performance against the relevant performance targets and service periods, which are discussed in further detail

In the Remuneration Report.

During the year and the priar year the Group granted performance shares under its Long-Term Incentive 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-rmarket-based performance conditions, the Group uses a Black-Scholes optien valuation method to obtain fair
values. For market-based performance conditions, a Monte Carlo model 1s used as this provides a more accurate fair value for these
performance conditions. The key inputs used to obtain fair values for LTHP awards are shown below.

Exercise price

Expeacted volatility

Expected term (years)

Dividend yield

Risk free interest rate

Fair value - TSR Tranche FTSE 350
Fair value - TSR Tranche FTSE 100
Fair value - TPR and TAR Tranches
Fair value - ESG Tranche

19 July 2022
Awards with Awards with
holding no helding
peried  period
E4.N £4.71
£0.00 £0.00
37.5% 37.5%
3 3
0.0% 0.0%
2.0% 2.0%
£3.81 £4.71
£3.81 £4.71

22 June 2020

Aowvargs wth
hoidmg

Awwards with
no hold ng
_perod

£517
£0.00
366%
3
0.0%
02%
£2.88
£295
£517

2 August 1071

AWaArcs wth
holg ng
_ parad

T E520

£0.00
37.0%
3
0.0%
0.1%
£275
£3.01
£4.26

- l“SepE&mber 2021_-

Awaros with
no hoidmg
por od

£542
£0.00
Z7.4%
3
0.0%
0.2%
£279
£3.20
£5.42

Movements in shares and options are given in Note 20,
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9 Pensions

The British Land Group of Companies Pension Scheme (‘the scheme’) is the principal defined benefit pension scheme in the Group.
The assets of the scheme are held in a trustee-administered fund and kept separate from those of the Company. It s not contracted
out of SERPS (State Earnings-Refated Pension Schema), it is not planned to admit new employees to the scheme and the scheme
closad to future accrual effactive 1 September 2020,

The Group has two other small defined benefit pension schemes. There are also two Defined Contribution Pension Schemes.
Contributions to these schemes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged 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 ta make any paymeants during the year to 31 March 2024, The major assumptions used for the actuarial
vatuation were

2023 C o 20m 207 © 2070 2019
R — e . hpa  %kpa pa _ %pa  %pa
Discount rate T 4.7 2.7 2.0 23 2.4
Salary inflation - - - 39 4.8
Pansions increase 3.4 37 34 2.5 33
Price inflation 35 3.9 35 25 34

The assumptions are that @ member currently aged 60 will live on average for a further 28.0 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 2027
e et e e _Em L Em
Equities o o i S 25 37
Diversified growth funds 4 20
Otherassets = I e R .. 88 2
Total scheme assets S T n7 178

97% of the scheme assets are quoted in an active market. All ungquoted scheme assets sit within eguities.

The amount included in the balance sheet arising from the Group’s obhgations in respect of its defined benefit schemes is as follows:

2023 T 20 2000 2019

Em £m Em £m £m

Present value of defined scheme obligations 87 (125) (152) C137) 47)
Fair value of scheme assets n7z 178 178 161 160
Irrecoverable surplus' o {30) (53 (26 GOy 03
Amount recognised on the balance sheet L - - - -

1 The net defined benefit assat rmust be measured at the fower of the surplus in the defined berefit schemes and the asset ceiling The asset ceiling is the present
value of any economic benefits available in the form of refunds from the schemas or reductions to future contributions to the schemaes. The asset celting of the
Group's defined benefit schermes s £ni (20227 Cnil), tharefore the surplus in the defined benefit schemes of £30m (2021/22. £53m) is irrecoverabla.

The sensitivities of the defined benefit obhigation in relation to the major actuarial assurmptions used to measure scheme liabilities are
as follows:
\ntrcasnc-(_d.gé;é_a_si;) n
de.-fm&rd schamo obhgartﬂpiaﬂ
2022

Change in 2023
ASSUI"ﬂpti_O!!____ o e ___assumpton  £m _Em
Discount rate D +0.5% (6) (8)
Salary inflation +0.5% - -
RPI inflation +0.5% 5 7
Assumed life expectancy +1 year 3 4
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9 Pensions continued
History of experience gains and losses
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2023 2092 2021 2020 2012
o _ £m _ Em _Em ,,_FL___ £m
Total actu-é'hanl-closs) é_a-ii';_r:é-cogniégd_ﬁ-iﬁe consolidated T ) ' o
statement of comprebensive income” o S S ¢ > S
Percantage of present value on scheme liabilities - - {8.6%) {0.3%) 01%
1. Movements stated after adjusting for irrecoverability of any surplus.
2 Cumulative loss recognised in the siatement of comprehensive income is £53m (2021/22: £53m)
Movements in the present value of defined benefit obligations were as follows:
R . RS e I o 28 T 500
o e o £m . ,E,m
ALT April o i N (125) (152)
Current service cost - -
Curtailment gain - _
Interest cost 3 3
Actuarial gain (loss)
Gain (loss) from change in financial assumptions 32 15
Gain on scheme fiabilities ansing from expenence - -
Benefits paid o o 9 15
At 31 March T o 87y  (125)
Movements in the fair value of the scheme assets were as follows:
T T T ' a T 2023 022
£m Em
At 1 April 178 178
Interast income on scheme assets 5 2
Contributions by employer - -
Actuarial (loss) gain (57) 12
Benefits paid | . e — — @ ____ 09
At 31 March 17 178

Through its defined benefit plans, the Group is exposed to a number of risks, tha most significant of which are detailed below:

Asset volatility

The liabilitias are calculated using a discount rate set with reference to corporate bond yields; if assets underperform this yield, this
will create a deficit. The scheme holds a significant portion of growth assets (equities and diversified growth funds) which, although
expected to outperform corporate bonds in the long term, create volatibty and risk in the short term. The allocation to growth assets

is monitored to ensure it remains appropriate given the scheme’s long term objectives.

Changes in bond yields

A decrease in corporate bond yieids will increase the value placed on the scheme’s liabilities for accounting purposes. although this

will be partially offset by an increase in the value of the scheme's bond holdings.

Inflation risk

The majarity of the scheme's benefit obligations are linked to inflation, and higher inflation will lead to higher liabulities (although, in
most cases, caps on the level of inflationary increases are in place to protect against extreme inflation). Tha majority of the assets are
either unaffected by or only locsely correlated with inflation, meaning that an increase in inflation will also decrease the surplus.

Life expectancy

The majarity of the scheme’s obligations are ta provide benefits for the life of the member, so increases in life expactancy will result

N an increase in the liabilities.
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10 Property
Property reconciliation for the year ended 31 March 2023

Tne Britssiv Land Comipany PLC QC6B21920

Investmant and

Ratail & development
Campuses Fulfilment Devatopments properties Trading
Level 3 Leval 3 Level 3 Lavel 3 properties Total
R, gm ___ _fm . £m Em__ E£m £m
Carrying value at 1 April 2022 - 3,477 2,850 705 7,032 18 7,050
Additions
- property purchases - a9 59 158 - 158
- development expenditure - 6 146 152 4 156
- capitalised intarest and staff costs - - 13 13 - 13
- capital expenditure on asset management initiatives B 43 1 &2 - 62
B8 48 219 385 4 389
Disposals (929) (5 an (945) - (945)
Reclassifications (20) 3N g1 - - -
Revaluations included in income statement (328) (339 31 - (798)
Movement in tenant incentives and centracted rent uplift
balances 15 - - 3
Carrying vaiue at 3T March 2023 2,233 833 22 5,699
Lease liabilities (Notes 14 ahd 15)’ (o)
Less valuation surpius on right-of-use assets” (9
Valuation surplus on trading properties e 7
Group property portfolio valuation at 31 March 2023 5,595
Non-centrolling interests _ e I a3y
Group property portfolio valuation at 31 March 2023
attributable to shareholders 5,582

1. The £24m difference between lease liabilties of £107m and £126m par Notes 14 and 15 relates to a £24m lease liability where the right-of-use asset is classified

as property, plant and aquipmang,

2 Relates to properties held under jeasing 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 agraemaents. IFRS 15 right-of-use assefs are not extarnally valued, their fair values are determined by management, and are therefore

not included in the Group property pertfolio valuation of £5,595m above.

Additions include capital expenditure in response to climate change, in line with our Sustainability Strategy to reduce both the
embodied carbon in our deveiopments and the operational carbon across the Group's standing property portfolia. For further
details, refer to the Sustainability section of the Strategic Report on pages 70 to 103.

On 12 July 2022, the Group entered into 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 equipmaent
with a resulting loss in the Capital and other column of the consclidated income statement of £19m for the year ended

31 March 2023.
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FINANCIAL STATEMENTS connnued

Notes to the Accounts continued

10 Property continued
Property reconciliation for the year ended 31 March 2022 (Restated")

Investment and

Retai & deveiopmant Owner-
Lampuses Fulfilment Deveiopments pragerties Trading Relalmalile)
Level 3 Level 3 Level 3 Levei 3 propertios Level 3 Tota
e [ (R e EmM L Em er .. Em______Fm o Eo L EM
carrying value at 1 April 2021 ’ 3,465 2,139 722 6,326 26 2 ,354
Additions
- property purchases e 486 - 596 - - 596
- development expenditure’ 64 3 124 191 - - 197
- capitalised interest and staff costs 2 - 3] 8 - - 8
- capital expenditure on asset
management initiatives 5 13 - 18 - - 8
- right-of-use assets _ 4 o - 4 - - 4
B F-1 502 130 g7 - - 817
Disposals (50 (1043 - (605) (8) 2y (B615)
Reclassifications 13 - Q810 - - - -
Revaluations includad in income statement 126 315 24 475 - - 475
Movement in tenant incentives and contracted
rent uplift balances 2 @ - 1. - -
Carrying value at 31 March 2022 3477 2850 705 7,032 L= - 7,050
Lease liabilities (Notes 14 and 15)° (105)
Less valuation surplus on nght-of-use assets® (2
Valuation surplus on trading properties . T 8
Group property portfolio valuation at T ’
31 March 2022 6,944
Non-controlling interests o o L %)
Group property partfolio valuation at T S o o
31 March 2022 attributable to shareholders 6,929

1 Prior year comparatives have been restated for 3 change In accounting policy in respect of rental concassions. This restatement has rasulted in an equal and
opposite adjustment of F4m to the ‘Revaluations included in income statement’ and 'Movement in tenant incentives and contracted rent uplift balances’ ines.
Refer to Note 1 for further information.

2. Development expenditure includes government grants received for the development of affardabie and social housing of Eam.

3. The £26m difference between lease liabiities of £105m and £131m per Notes 14 and 15 relates to a £26m lease lability wherae the right-of-uso asset is classified as
property, plant and equipment.

4. Relates to properties held under leasing agreements. The fair value of right-of -use assets is dotarmined by calculating the presart value of net rental cash fiows
over the term of the lease agreemants (FRS 16 rignt-of-use assets are not externally valued, their fair values are determined by management. and are therefore
not inciuded in the Group property portfolia valuation of £6,944m above

In the prior year, the Group entered into a Joint Venture Agreement with AustralianSuper on 7 March 2022 in relation to the Canada
Water Campus, resulting in the Group disposing of £474m of investment and development properties and a resulting gain in the
Capital and other column of the consolidated income statement of £44m for the year ended 31 March 2022.

Property valuation
The different valuation method levels are dafined below:

Level 1: Quoted prices (unadjusted) in active markets for identical assets or liabilities.

Level 2: Inputs other than quoted prices included within Level 1that are observable for the asset or liability, either directly
(i.e. as prices) or indirectly (iL.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 1n 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 prave to be accurate. For these reasons, and consistent
with EPRA’s guidance, we have classified the valuations of our property portfoho as Level 2 as defined by {FRS 13. The inpuis to the
valuations are defined as 'unobservable by IFRS 13. These key unobservable inputs are net equivalent yield and estimated rental
values for investment properties, and costs to complete for developrment 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 fair value, in accordance with the RICS Valuation
- Gioba! Standards 2022, published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The information provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed by the
property portfolic team, the Head of Real Estate, the Chief Financiat 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 Committee's responsibiltties in relation to valuations can be found in the Report of the Audit Committee on pages 132 to 140.

investment properties, excluding properties held for development, are valued by adopting the investment method’ of valuation.
This apprueach involves applying capitalisation yields to current and future rental streams net of income voids arising from vacancies
or rent-free periods and associated runming costs. These capitalisation yields and future rental values are based on comparable
property and leasing transactions in the market using the vaiuers' professional judgement and market observation. Other factors
taken into account in the valuations include the tenure of the property, tenancy datails 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 notional finance
cost, together with a further allowance for remaining risk. Properties held for development are generally valued by adopting

the higher of the residual method of valuation, allowing for alt associated risks, or the investment method of valuation for the
axisting asset.

The valuers of the Group's property portfolio have a working knowledge of the various ways that sustainability and Environmenta!,
Social and Governance factors can impact value and have considered these, and how market participants are reflecting these in
their pricing, in arriving at their Opinion of Value and resulting valuations as at the balance sheet date. These may be:

- physical risks;
- transition risks related to policy or legisiation to achieve sustainability and Environmental, Social and Governance targets; and
- risks reflecting the views and neads of market participants.

The Group has shared recently conducted physical climate and transitiona! nisk assessments with the valuers which they have
reviewed and taken into consideration to the extent that current market participants would.

Valuers observe, assess and monitor evidence from market actrvities, including market (investor) sentiment on issues such as

longer term obsolescence and, where known, future Environmental, Social and Governance related risks and issues which may
include, for example, the market's approach to capital expenditure reguired to maintain the utility of the asset. In the absence of
reliable benchmarking data and indices for estimating costs, specialist advice on cost management may be required which is usually
agread with the valuer in the terms of engagement and without which reasonable estimates/assumptions may be needed to
properly reflect market expectations in arriving at the Opinion of Value.
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A breakdown of valuations split between the Group and its share of joint ventures 15 shown below:

L
Sroup ventyres
L £m £m

Knight Frank LLP o 801 217
CBRE 1,492 471
Jones Lang LaSalle 2,972 556
Cushman & Wakefield 330 2,072
Total property portfolio valuation 5,585 3,316
Non-controlling interests 13 -
Total property portfolio valuation attributable to
shareholders’ 5,582 3,316

2022
Joint T Jont

Total Group vantures Total

1,018 1,387 37 1,424

1,963 1,906 448 2,354

3,828 3,330 638 3,968

2,402 N 2415 2,736

8,91 6,944 3538 10,482

(13) (15) - (i5)

8,898 5,929 3538 10,467

1. The total property portfolio vatuation 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: £3,545m) includes £23m (2021/22 £12m) of trading properties and excludes £18m (202i/22'

£19m) of headleases, both at Groun share.

Information about fair value measurements using unobservable inputs {(Level 3) for the year ended 31 March 2023

Fair value at

ERV persq ft
31 March [

2023 Valuation Min Max
Investment £m tachnique £ £
Campuses Investment
2,153 methodology 9 141
Reotail & Fulfdment investment
2,580 methodology 2 32
Developments Residual
835 methodology 29 98
Total 5,566
Trading properties
at fair value 29 B
Group property
portfolio valuation 5,595

Average
E

58

19

70

Equivalent yield

Min Max
% % %
4 7 5
4 18 7
5 6 5

Averaga

Costs to complete par sq ft

Min Max  Average
[
- 158 28
- 44 &
(273 1,048 645

Information about fair value measurements using unobservable inputs {Level 3) for the vear ended 31 March 2022

Fair va ue at

FRW per sg it
31 March e

Avarage
£

56
17

75

Equvaentyeld =
Mn Max  Average

% % %
3.4 6.8 44
22 131 57

44 45 44

2022 Valuat on Mn Max
Investment . £m technaue £ £
Campuses Investment
2,419 methodology 9 159
Retail & Fuifiiment Investment
2,794 methodology 2 30
Developments Residual
705 methodology 27 88
Totat 65,918
Trading properties
at faw value ) 26 -
Group property
portfolio valuation 5944

Costs to compicte por sa ft

Min Max Average
£ £ kS
- 234 24
- is 7

24 812 391

156 British Land annual Report and Accounts 2023




10 Property continued

[ha British Land Company PLC 00671920

Information about the impact of changes in unobservable inputs {(Level 3) on the fair value of the Group’s property

portfolio for the year ended 31 March 2023

Fair value at

impact on valuati

Impact on valuations

Impact on valuations ’

31 March 2023 +5% ERV -5% ERV -25bps NEY +25bps NEY =5% costs +5% costs
L e £m . Em  fEm _ fm _  _Fm  Em £m
Campuses’ 2,182 80 (8O) 123 M2 - -
Retail & Fulfilment 2,580 103 on 101 (96) - -
Developments e - ... B33 ...B8 _ (8O) 104 (85 = 56 37
Group property portfolio valuation 5,595 271 (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

Fair value at
31 March 2022
£

n
Campuses" 3,445
Retail & Fulfiliment 2,794
Developments 705
Group property portfolio valuation

-

Impact on valuations

+5% ERV 5% ERY
£m £m
120 29)
ns (114)
59 (59)
304 (302)

Irmpact on vaidations

Impact an valuations
+5% costs

-25bps NEY  +25bps NFY =5% COsts
£m £m En'? £m
223 (199) 3 (3
144 273 2 2)
8 8 L €: 1))
452 (402) 44 (43)

1. Includes trading properties at fair value.

All other factors being equal:

- a higher equivatent yield or discount rate would lead to a dacrease 1n the valuation of an asset;

- an increase in the current or estimated future rental stream would have the effect of increasing the capital vatue; and

- an increase 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 partiatly determined by market conditions. which

would impact on these changes.

Provisions for impairment of tenant incentives and contracted rent increases
A provision of £20m (2021/22: £19m) has been made for impairment of tenant incentives and contracted rent uplift balances
(contracted rents). The charge to the income statement in relation to write-offs and provisions for impairment for tenant incentives
and contracted rents was £2m (2021/22: credit of £3m) (see Note 3). The Directors consider that the carrying amount of tenant

incentives is approximate to their fair value.

The tables below summarise tenant incentives and contracted rent increase balances and associated expected credit losses grouped

by credit risk ratings.

e . _wezs ] S
Campuses Retail & Fulfifment ___ Total
Tenant Net tenant Tenant " Net tenant Tenant T Net tenant

. incentives'  Provision incentives incantives' Provision incentives incentives’ Provision incentives Parcentage
Creditrisk Em_ Em_ Em (Em_ Em £m _Em  Em Em provided:
CVA“/Administration - - - - - - - - - 100%
High 2 (2) Qa7n 1 20 19} 1 95%
Medium 3 - [4)) 8 12 {1} n: 8%
Low 79 - .. 123 o= 123 0%
TotalGroup 84 2y qQsy 53 155 (200 135 13%
Joint ventures 85 (8) 77 ) {4) i3 102 Q2) - 90 12%
Total 169 {10) 159 a8 (22) 66 257 (32) 225 12%

1. The tenant incentives balance includes contracted rent increases.
2. Company Voluntary Arrangements.

3. Tha percentage provided is calculated using the unrounded tenant incentiva and provision balance.
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Restated’
. e 2042 . e e e
Campuses Rera-l & Fulfiltment Toral
Tenant ket tenant Tenant Met tenant Tenant HNet tenant
incenzves?  Brovision InCentves incentives?  Provison InconTives Incentves? Provis.on ineentves  Porcentage
Credit ri_sk ) em Em £m £m £m Em £m £m €m provided*
CvAY/Administration - - - 4 4 - “ - 100%
High 1 (€3] - 15 a3) 2 (14) 2 B88%
Meditim 1 - 1 m 7 M %
Low o - S ST S T -
Total Group o 85 7 a3 7 S{l 7 7 7(18)7 7 58 B (19) o 2 ?2%
Jointventures ... 78 S% 73 (5 5 & 88 8%
Total 161 (4 157 (23) 73 27y 230 1%

1. Prior year comparatives have been restated for a cnange in accounting palicy in respect of rental concassions. Refer Lo Note 1 for further information.

2 The tenant incentives balance includes contracted ront incraases.

3. Company Voluntary Arrangaments

4. The percentage provided is calculated using the unrounded tenant ingcentive and provision balance.

The tenant incentive balance does not relate to amounts billed and therefore there 15 no concept of being past due The expected
credit losses are determined i line with the provisioning approach detalled 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 nsk tenants and tenants in CVA or Administration
only as the significant estimation uncertainty is wholly related to these.

A 10% increase/decrease in the percentage share of high and low risk Retail & Fulfiiment tenants’ incentives only, i.e. assuming 10%
of tenant incentives move from medium to high risk and 10% of tenant incentives move from low to medium risk and vice versa,
would result in a £2m increase/decrease in provisions for impairment of tenant incentives (2021/22: £2m). A movement in the
share of Campuses tenant incentives within each credit risk rating has not been considered as management believes there is

less uncertainty associated to the assumption on Campuses tenants' credit risk ratings. A 10% increase or decrease represents
management’s assessmeant of the reasonable possible change in loss rates and movement in the percentage share of tenant
incentives within each credit risk rating.

The table below shows the movement in provisions for impairment of tenant incentives during the year ended 31 March 2022 on a
Group and on a proportionally consolidated basis.

‘Proportionally
Group consolidated

Movement in provisions for impairment of tenant incentives (Restated") £m £m
Provisions for impairment of tenant incentives as at 1 Apni 2022 19 27
Write-offs of tenant incentives [¢)] (2)
Movement in provisions for impairment of tenant incentives 2 7
Total provision movemeant recognised in income statement 2 7
Provisions for impairment of tenant incentives as at 31 March 2022 20 32

1 Prior year comparatives have been restated for a change in accounting pohicy In respect of rental concessions, Refer to Note 1 for further information,

Additional property disclosures - including covenant information

At 31 March 2023, the Group property portfolio valuation of £5595m (2021/22: £6,944m) comprises fregholds of £2,618m (2021/22
£3,755m); virtua! freeholds of £973m {2021/22' £1,171m); long leaseholds of £1,686m (2021/22; £1,782m); and short leaseholds of
£318m (2021/22: £236m). The historical cost of properties was £4,519m (2021/22; £5.020m).

Cumulative interest capitalised against investment, development and trading properties amounts to £124m (2021/22. £117m).

Properties valued at £1,135m (2021/22: £1,266m) were subject tc a security interest and other properties of non-recourse companies
amounted to £612m (2021/22° £649m), totalling £1,747m {2021/22° £1,915m).
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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
batween this and the cash receipt changing the carrying value of the property against which revaluations are measured.

1 Joint ventures
Summary movement for the year of the investments In joint ventures

Equty Loans ﬁ
e S fmo o Em Em
At1April 2022 (Restatedy I 1889 632 2,521
Additions 71 20 282
Disposals (39 1 (38)
Share of loss on ordinary activities after taxation’ (4103 (57 (467)
Distributions and dividends:
- Capital GO - (30)
- Revanue 72 - (72)
Hedging and exchange movements e R ¥ - __ 1o
At 31 March 2023 S 1,419 787 2,206

1. Prior year comparatives have heen restated for a change in accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1 for further
Information. : s

2 The share of losses an ordinary activities after taxation comprises equity accountad iosses of £230m and IFRS & impairment charges 2gainst equity investments
and loans of E237m, relating Lo Broadgate REIT Ltd (equity impairment of £129m), MSC Property Intermediate Holdings Ltd (loan impairment of £49m, equity
impairment £4m), BL CW Upper Limited Partnership (equity impairment £23m), BL. West End Offices Ltd (equity impairment of £13m), Paddington Property
Investment Limited Partnership (equity impairment £10m), WOSC Partners Limited Partnership (loan impairment of £6m) and USS Jaint Venluras (equity
impairment of £3m). In accordance with IFRS 9, management has assessed the recoverability of foans to joint ventures and assessed the carrying value of
nvestrments in Joint ventures against the net asset value. Amounts due are expectad to be recovered by a joint venture selling 1ts properties and investments
and setthing financiat assets, net of financial habilities. The net asset value of a joint venture is considerad to be a reasonable approximation of the available
assets that could ba realised t6 recover the amounts due and the requirement to recognise expected credit losses, The impairments recognised in each
joint venture are attributable to the net valuation loss recognised in the year.

On 12 July 2022, the Group entered into a new Jaint 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 £18m 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 loss of £19m
and share of net assets less shareholder foans 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 control assessment of the Paddington Central Joint
Venture as further outlined 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 formad joint venture, as a result of the joint venture obtaning external debt financing. The
Group's investment into the Paddington Central Joint Venture is principally through a shareholder loan from the Group to the
new jomnt venture,

In the prior year, the Group entered into a Joint Venture Agreement with AustralianSuper on 7 March 2022 in relation to the Canada
Water Campus. For the year ended 31 March 2022, the Group recognised 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. Therefare the Group had recognised a share of total
comprehensive income of £46m and share of net assets less shareholder loans of £294m in relation to this new joint venture in the
prior yeat.
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1 Joint ventures continued
The summarised income statements and balance sheets below and on the following page show 100% of the results, assets and
liabilities of joint ventures. Where necessary, these have been restated to the Group's accounting policies.

Joint ventures’ summary financial statements for the year ended 31 March 2023

M3C Proparty

Aroadgate Intermediatev WOSC Partnors BL West End
RE{T Lta Hodings Ltd_ Limitod Fartrershp™ Offices L-mited
Partnets Euro Bluebell Norges Bank Norges Bank
LLP investment Investment

— S L _ . (BIS)  Management  Management - Allianz SE

Iimperty sector City Offices Shopping Centres West End West End
e o o Broadgate ~  Meadowhail  Offices  Offices
Group share 50% 50% 25% 25%
Summarised income statements o o o o S -
Revenus® ) o - 245 79 9 28
Costs (8% ) 20 4 & B
162 59 5 19
Administrative expenses [¢)] - - -
Net interest payable (65) (28) - (5)
Underlying Profit 96 33 S 14
Net valuation movement (809 62) 7 73
Capital financing (charges) income 5 - - -
(Loss) profit on disposal of investment properties and investments - - - -
(Loss) profit on ordinary activities before taxation (708) 2) {59)
Taxation , e ) S - G
(loss) profit onrg;dinaryggzme_s“éfter taxation L (708) 123 __K85)
Other (_:_é-mprehegs-.]\-/e income o o o - _ 5
Total éomprqhgnéiite (e{&ens?)_-i-hcome T _ (698) 2) _(60)
Bri;ish"[.and share of total comprehensive (expense) income (349) (3 2
British Land share of distributions payable (48) - m
Summarised balance sheets ’* o -
Investment and tréding properties o 4142 702 134 464
Qther non-current assets 32 - - 12
Current assets 13 9 2 2
Cash and cash equivalents 75 ) 332 5 . n o
Gross assets 4,362 o 750 7 1M 496 -
Current liabilities ao7y 473 (4} (€3]
Bank and secuntised debt {1,567) (480) - {159)
Loans from joint venture partners (995} (576) (209) (15)
Other non-current liabilities - (4) 4) Q4)
Gross liabilities _ _ (2,669) o 217) 196) o
Net assets (liabilities) o - 1893 _ (3snH &y 300
British Land share of net assets less shareholder loans 846 - - 75
1 USS Joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership.
2. Hercules Unit Trust joint ventures includes S0% of the resuits of Deepdale Co-Ownership Trust, Fort Kinnaird Limitec Partnership and Valentine
Co-Ownership Trust and 41.25% of Birstall Co~Ownership Teust. The balance sheet shows 50% of the assets of these joint ventures
The interest in the Deepdale Co-Ownership Tryst was disposed of on 30 November 20622

3. included i the colurnn headed ‘Other joint ventures' arg contributions from the following: BL Goodman Limited Partnership, Biugbutron Property Management

UK Limited, City of London Office Unit Trust and Reading Gate Retall Park Co-Qwnershin

4 Revenue includes gross rental ncome at 100% share of £359m (2027/22: £290m).

5 Inaccordance with the Group's accounting policies detalled in Note 1, the Group recognises a nil equity iInvestment in joint ventures in a net liatiity position at
year end,
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Ao CW Upger Limited Investment Linvted Lamnvted US55  Heecules Unit Trust Other Tatal Group :hzteael
o R Parinership Parthership® Partnership jomt ventures’ joint vertures? Jont ventures® 2023 2023
T Ewg Emerald Universities
Private Limited Aviva Superannuation
AustralianSuper {GIC) __ Investors Scheme Group PLC e .
Canada Water Paddington Shopping Shopping Retail
__ Campus Central Campus  Centres Centres Parks ) ~ -
50% 25%  50% 50% Various
o 47 T Sz 22 5 470 214
] o (8) 23 1 LB 3 - _058) (70}
4 24 8 =] 19 5 314 144
@ m - - - - (4 M
- o am m - - - o) (51
2 10 7 g 18 5 200 9z
(133) (78) (5} (4] Q1)) a2 (1,216) (5672
M 20 - - - - 24 2
2 T T T T L 2
134) (48) 2 (2) 3 @ (994) (467)
S T _ - T R - T e -
_ ] Qs _ (48} 2. .. @ 3 & o ae00
- - - - - - 21
o34) T 4B T2 ) 3 @ (979) (457)
{67 Q2 1 ()] 1 (4) (457)
- - (3) 4 (39) (32 {102}
571 17 130 186 T 7402 3334
- - - - 74 26
10 2 2 1 74 20
_ . 42 8 ____12 - 321 152
e 623 Mo 199 . 7848 3,532
(32) [¢)) (4) (251 m3)
4y - - - - (2,720) (1,182)
- - (3 - (68) (2,323) (1.co1)
R . @8 e - L - B Ci))
B (35) R 75 ey 72  (5,346) (2,327}
. m 103 ™5 4 _2,502
- 56 =2 98 2 1,419

The borrowings of joint ventures and their subsidiaries are non-racourse to the Group All joirt ventures are incorporatad in the United Kingdom, with the
exception of Broadgate REIT Limited, the Eden Walk Shopping Centre Unit Trust and the Hercules Unit Trust joint ventures which are incorporated in Jersey

These financial staterments include the results and financial position of the Group's interest In the Fareham Property Partrership, the 8L Geedman Limited
Partnership and the Gibraltar Limited Partnership Accordingly, advantage has been taken of the exemgptions provided by Regulation 7 of the Partnarship
{Accounts) Reguiations 2008 not to attach the partnership acceunts to these financial statements.
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FINANCIAL STATEMENTS contrnued

Notes to the Accounts continued

11 Joint ventures cantinued

The summarised iIncome statements and balance sheets below and on the following page show 100% of the results, assets and
liabifities of joint ventures. Where necessary, these have been restated to the Group's accounting policies,

Joint ventures’ summary financial statements for the year ended 31 March 2022 (Restated®)

M5C Property

Broadgate Intcrmeaiate WOSC Partnars BL Waest Fnd
~ . REITLWe __ Holdings Ltd®  Limited Partaership®  Offces Livmted _
Partners o o Euro Bluebell Norges Bank  Norges Bank
LLP Investment nvestment
. _(elD) Management  Management  Alllanz SE
ﬁroperty sector o S City Offices Shopping Centres West End West End
Broadgate Meadowhall . Offices Offices N
Group share T ) o 50%  50% 5% 25%
Summarised income statements o
Revenue® 228 76 10 26
Costs 77 a9) (4 7N
151 57 & 19
Administrative expenses )] - - -
Net interest payable (62) 27N - (5
Underlying Profit 88 30 & 14
Net valuation movement 220 a7z (6) 4
Capital financing (cests) iIncome 13 - - 9
Profit (loss) on disposal of investment propertias and investments - - - -
Profit (loss) on ordinary activities before taxation 295 13 [4[e)] 27
Taxation . I R - S B LT [T
Profit (loss) on ordinary activities after taxation 298 oy 27
Other comprehensive mgé?ﬁg-_" T T - -
Total comprehensive income (expense) o 285 27
1 of gainond - - -
British Land share of tot prehensive income (expense) B, ¥ - s @& 7
British Land share of distributionspayable 34 2 - 4
Summarised balance sheets R e e
Investment and trading pr-t-)_b-erties U ) 4,829 760 145 525
Cther non-current assets 30 - - 9
Current assets T :

Cash and cash equivalents
Gross assets
Current liabilities

Bank and securitised debt (1,570} (159
L oans from joint venture partners (845) 15)
Other non-current liabilities - an
ilities ) (2,531) 197

let a: (Habilities) ” T zs03 348
British Land share of net assets lass shareholder loans 1,251 - - 87

1 USSjoint 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-Qwnership Trust, Fort Kinnaird Limited Partnership and Valentine

Co-Ownership Trust and 4125% of Birstall Co-Ownership Trust The balance sheet snows S0% of the assets of these joint ventures.
3. Included in the column headad 'Other joint ventures' are contributions from the following: BL Goodman Limited Partnership, Bluebutton Property Managemant
UK Limited, City of London Office Unit Trust, BL Sainsbury’s Superstares Limited and Reading Gate Retail Park Co-Ownership The Reading Gate Retail Park Co-
Owrership was acquired during the year ended 31 March 2022, with the Group acquiring a S0% share frorm Reassure Limited and The National Farmers Union
Mutual Insurance Society Limitad owning the remaining 50% share
Revenue includes gross rental income at 100% share of £290m (2020/21: £€262m).
In accordance with the Group's accounting paiicies detailed in Note 1, the Group reccgrises a nil equity investrmant in joint ventures in 2 net liability position at year ead
The Group entered into a new Joint Venture Agreerment with AustralianSuper on 7 March 2022 in relation to the Canada Water Campus The {ransaction 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
‘Investments in Associates anc Jaint Vertures', the Group recognised a gain of £44m (et of transaction costs of £9m) representing the gain reatised to the extent of
AustralianSupers interest in the jgint venture At the disposal date, the remaining gain of £52m relsting to the Group's mterest in the Joint venture was unrealised and
included within the Group's investment In the joint venture which was based on tne carmyng value of the assets transferred at the disposal dato. As the assets transferred
relate to investment property measurad at fair value. this gain was subssguently realised and racognised wher: the joint venture remeasured these assets to far value
at 31 March 2022, The Group has aiso recagmised its share of the joint venture's loss of £6m compared to the joint venture's total loss of E12m, from 7 March 2022 to
3 March 2022,

[ NV
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T THercules T Yotal
3L CW Lpper Limited The SouthGate Limited LSS Urut Trust Other Total Group share
o . _ Partnership® ~ Partnershup jont ventures'  jointventures? sontventyres? o zo22 20227
T o Universities
Aviva Superannuation
- .. AustralianSuper _Investors  Scheme Group PLC R .-
Canada Water Shopp‘rng}' ’ Shopping Retail
- .. Campus _. _Centres Centres Parks e S
T RO% 50% 50% Various
T R EFE 26 2 294 190
R @ L 22 B €7 N S {1120 (382
- 9 10 21 2 275 132
- ~ - - - m O]
- m - - (95) 47
- 8 10 21 2 179 84
(12) (7) 8 22 15 217 ns
- - - - - 4 4
a2 1 8 43 7 392 195
L ) 1 18 a3 w7 392 195
e o - B ~ _:- .3 1
az o ' 43 7 395 196
52 - - - - 52 52
46 1 10 22 248
- 3 4 12 - 59
565 B39 140 8z 7,451 3545
- - - - - 39 17
6 3 1 3 1 42 33
e 39 9 8 13 AL 288 141
o 610 L we 277 & zem 3736
(23) N (7} o) (225) e
- - - - - (2.2486) (1,083)
- - (31 - 7 (1,896) (792>
e ; I @8 . . L T I S -0
o n 35 _ o , 7n  (4,222) _ (2,008)
- s¢7 N§ ~ 220w 3599 1728
294 58 135 9 1,888
7. Total Growp share of £248m comgrises the Group's share of total comprehensive incorne of £1596m and the realisation of gain on disposal of assets into joint ventures of £52m.
8. Prior year comparative has been restated for a change in accounting policies in respect of rental concessions and tenant depasits. Refer to Mote 1 for
further information.
The borrowings of joint ventures and their subsidiaries are nan-recourse to the Group All joint ventures are incorporated in the United Kingdom, with the
exception of Braadgate REIT Limited, the Eden wWalk Shopping Cantre Unit Trust and the Hercules Unit Trust joint ventures which are incorporated in Jersay.
These financial staternents include the results and financial position of the Group's interest in the Fareham Property Partnership, the BL Goodman Limited
Partnership and the Gibraitar Limited Partnership, Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership
(Accounts) Regulations 2008 not to attach the parinership accounts to these 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)

Restatod
2023 2627

— . —— —— R e [ o Em Em
Income received from tenants 21 94
Operating expenses paid to suppliers and employees DL S 1))
Cash generated from operations SO -1 B 4]
lniterest paid {47) (44}
interest received i
UK corporation tax (paid) received - o - o o @  z
(;;sirirr'\ﬂoﬁ'frnmroperatipg activities - 7 - S o 80 83
Cash inflow from :;E;ratin-g-“a-ctivifE&éplo"y-éd as:
Surpius cash retained within joint ventures 17 26
Revenue distributions per consclidated statement of cash flows 73 a7
Revenue distributions split between controlling and non-controlling interests o B e o B
Attributable to noﬁlcontroliing interests ' T - -
Attributable to shareholders of the Company 73 57

1. Prior year comparatives have bieen restated for a change in accounting policy in respect of tenant deposits, The Income received from tenants and the Gperating
expenses paid to suppliers and employees have both been riastated for tre year ended 31 March 2072 by £41m. Refer to Note 1 for further information,

12 Other investments

. 2023 . . 720?? T .
" Fairvalus o o ) Fair vaie T o T
through Amortised Intangible through Inzang-b e
profit or loss cost assets Total proft ortoss aA35els Tota
R L e LEm L Em__ £m o fm R £m L

ALl Aprl 28 4 9 41 S 12 20
Additions 13 - 2 15 14 2 18
Revaluation and foreign currency
translation 7 - - 7 8 - - 8
Amartisation N . SR € 3 £ B - . B
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 eguity/venture capital investments of £48m (2021/22
£28m) which are categorised as Level 3 in the fair value hierarchy. The fair values of private eguity/venture capital investments are
determined by the Directors
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1_3 Debtors

Trade and other debtors

RPrepayments and accrued Income

Tro Bretish Land Company FLC 00821920

2023
Ern

22
12
34

Restated’
2022
Em

49
1
60

1. Prior year comparatives have bhean rectatod for a change im accouling pulicies In respect of rontal 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: E1m). The provision for impairment is
calculated as an expected credit loss on trade and other debtors in accordance with [FRS 9 as set out in Note

The credit to the income statement for the year in relation to provisions for impairment of trade debtors and accrued incoma was

£1Im (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 egual to the
credit fo 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 cradit risk management practices are disclosed in Note 17.

The tables below summarise the ageing profile for tenant debtors and associated expected credt losses, grouped by credit risk
rating. The expected credit losses are determined in line with the provisioning approach detalled in Note 1.

Provisions for impairment of tenant debtors

31 March 2023

P

[ . R e B ercentage
Tenant debters Provision Nat ternant debtor provideq’
90 - 183 - s0-  183- 90- 183~
<90 182 365 » 365 <80 182 365 > 365 <90 182 365 > 365
v e days days days days Total days days days days Total days days days days Total Totai
Credlt risk £m €n  £m  Em  £m £Em £m £m £m Em £m £m £m _Em £m
CVA/
Administration - - - 1 n - - - ) 1) - - - - - 100%
High 3 1 1 4 9 ()] ()] (@] (4) {7) 2 - - - 2 78%
Medium 1 1 - - 2 a - - (2) - - - - - 100%
Low . 5 1.1 4 0m W _ M & D 4 - . 64%
Total Group 9 3 2 19 33 {3 (3 2 (19) @n 6 - - - [ 82%
Joint ventures 5 1 1 4 n [$)] [4)] (1) (4) (7) 4 - - - 4 54%
Total 14 4 3 23 44 (4) (4) ) (23} (34) 10 - - - 10 77%
1. The percentage provided is calculated using the unreunded tenant debtor and provision balance
31 March 2022 pmcantagé
Tenant debtors Broyisian o _ Nettenant dobtor _ N provideo”
90 - @3- T TTTRG- T eE - 90 - 183 -
<80 182 365 > 365 <90 182 365 > 365 <90 182 365 > 3265
U days days days days Total days days days days Total days days days days Total Toai
Credit risk gm _  Em_ _Em_ &m Em _ fm__ E€m  €m _ Em__ Em  £m Em  _fm  _ £m gmo
CvAa/
Administration 2 2 5 17 26 (2} (2) (5) a7 26 - - - - E 100%
High 3 1 1 i 7 (2) O} m (2) (&) 1 - - - 1 B86%
Medium 1 - 1 3 5 - - Q)] (3) 4 1 - - - 1 80%
Low S22 38 B @ M s ab 3] ST 4 | 73%
Total Group Moo_3_ 10 27 58 () (B Qo @ “n 5 ] - - 6 88%
Joint ventures 7oL 2 68 m ) @ @ & an 4 - To_.o A 5%
Total 18 7 12 33 70 D (6e) 12y (33) (B6O) ] 1 - - 10 86%
1 The percentage provided is calculated using the unrounded tenant debtor and provision batance.
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FINANCIAL STATEMENTS confinued

Notes to the Accounts continued

13 Debtors continued

Provisions for impairment of accrued income

Accrued income relates to concessions offered to tenants in the form of the deferral of rental payments. Rental income relating to
the year ended 31 March 2023, which has not yet been invoiced, is 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 (202122 £1m) leaving a net
accrued income balance of £1m (2021/22' £1m). The percentage of gross accrued income provided for is 67% (2021/22: 57%).

The table below summarises the movement in provisioning for impairment of tenant debtors and accruea income during the year
ended 31 March 2023,

T - o T " Propartionally
Group consclidatad

Movement in provisions for impairment of tenant debtors and accrued Income  em  em
Prowvisions for impairment of tenant debitors and accrued income as at 1 April 2022 47 61
Write-offs of tenant debtors 7 2)
Movement in provisions for impairment of tenant debtors 12) (15)
Movement in provisions for impairment of accrued inccme 1 2
Total provision movement recognised in income statement - (n - Ox
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 tables, 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 mode! include the loss rates assumed for each credit nsk rating, ageing
combnnation, historic experience collection rates and a tenant’s assigned credit riskratings. The sensitivity table, below, llustrates the
impact on provisions as a result of firstly, changing the absolute loss rate percentages for each ageing and credit risk category and
secondly, the impact of changing the percentage share of high and low nsk debtors for Retail & Fulfitment tenants only, 1.e. assuming
10% of debtors move from medium to high risk and 10% of debtors move from low to medium risk and vice versa. A 10% increase or
decrease represenis management’s assessmant of the reasonable possible change in loss rates.

Im{:act on plgvlsions impact on provisions

10% increase in % 10% decrease in %

Provision at 10% increase in 10% decrease in share of high risk share of high risk
3t March 2623 loss rates’ loss rates' tenant debtors? tenant debtors?
R . o . Em Em . . Em_ e £m £m
Provisions for impairment of tenant debtors 27 1 M 1 m
Provisions for impairment of accrued income 2 . - - N T - T
Group total provision for impairment of tenant
debtors and accrued income 29 1 (O] 1 )
" ierpact on pr » T Umpactonprowsions
15% increase in % 10% decrease in %
Droves,on at 10% ncrease in. W% decraage in share of tegh v sk share of k'gh rigk
31 March 2022 loss rates w055 rates’ ranant debtors? tanant cebtors”
. . . e B _ L B U I B .. Em . Em
Provisions for impairment of tenant debtors 46 1 [§)] 2 (€3]
Provisions for impairment of accrued income 1 - - - -
Group total provision for impairment of tenant
debtors and a¢crued income 47 1 M 2 2

1. This sensitivity analysis has been performed on hegh and tow risk tenants and tenants in CVA or Administration enty as the significant estimation uncertainty is
wholly reiated to thase

2. This sensitivity analysis has been performed on Retail & Fulfilment tenants only A movement in the share of Campuses tenant debtors within each credit risk
rating has nct bean considered as management believes there is loss uncertanty associated with the assumption on Camausas tenants’ credit risk ratings
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14 Creditors

Restated’

2023 2022

e Em ,,,_,E'T",

Trade ¢reditors - Lo T 13 74
Accruals 60 70
Ceferred income 52 66
Other taxation and social security 25 25
Lease labilities 6 6
Tenant deposits o e e . .2 37
282 278

1. Prior year comparatives have been restated for a change in accounting policy in respect of tenant deposits. Refer to Note 1 for further information.

Trade creditors are interest-free and have settiement dates within one year. The Directors consider that the carrying amount of
trade and other creditors is approximate to their fair value.

15 Otrr}"err non-current Iiabifi_ti_ef___

" T2023 2022
[ e e _ - . _Em £m
Lease habilities 120 125
Deferred income o S o 2 27
] S ’ 145 152
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

16 Deferred tax

The movement on deferred tax is as shown below:

Deferred tax assets year ended 31 March 2023

The Bntish Land Company PLC 00621920

1Aprii  Debitedto  Credited 31 March
2022 income to equity 2023
i S o o _Em __Em £m £m
Temporary differences - 5 - 5
Deferred tax liabilities year ended 31 March 2023 o ) B o
o - £m £m £m £m
Derivative revaluations I — - A T 9
Net deferred tax liabilitias | T e - () - 4)
Deferred tax assets vear ended 31 March 2022 e o o
. - . T 1 April Debited 1o Croeditea 31 March
2021 ncome to eautty 2022
o . e o o £Em . Ern Em Em
Temporary differences e . y U -
Deferred tax liabilities year ended 31 March 2022 o .
Erm Em £ £m

Derivative revaluations o - - - -

Net deferred tax assets {liabilities) - - - -

The following corporation tax rates have been substantively enacted: 19% effective from 1 April 2017 and 25% effective from 1 April
2023 The deferred tax assets and Labilities have been calculated at the tax rate effective in the period that the tax is expected to
crystallise.

At 31 March 2023 the Group had caprital losses of £718m (2021/22° £720m) available to offset future capital gains giving rise 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 derivative revaluations of £4m (2021/22: £nil). On a gross basis, to the
extent that future matching taxable profits are expected to arise of £9m in respect of denvative revaluations (2021/22: £niD),
deferred tax assets of £5m have been recognised (2021/22: £ril).

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 valug of such properties is £827m (2021/22: £1,429m) and if these properties were 1o be sold and no tax
exemption was available the tax arising would be £3m (2021/22: £21m).
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17 Net debt
' Restated’
2023 2027
e B Foctnote . VE”m’ B . ﬁm
Secured on the assets of the Group' S o
5.264% First Mortgage Debenture Bonds 2035 325 347
5.0055% First Mortgage Amaortising Debentures 2035 86 88
5.357% First Mortgoge Debenture Bonds 2028 218 227
Bank [oans 1 298 347
927 1009
Unsecured
4.766% Senior US Doliar Notes 2023 2 105 101
5.003% Senior US Dollar Notes 2026 2 65 66
3.81% Senior Notes 2026 97 102
3.97% Senior Notes 2026 97 103
2.375% Sterling Unsecured Bond 2029 299 298
416% Senior US Dollar Notes 2025 2 78 77
2.67% Senior Notes 2025 i8 37
2.75% Senior Notes 2026 38 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 01 102
Facilities and overdrafts 342 604
1,340 1,607
Gross debt e o B 3 2287 @ 2816
Interest rate and currency derivative liabilifies 67 26
Interest rate and currency derivative assets {144) (973
Cash and cash equivalents - - - o 4586 (i2s) (M
Total net debt o 2,065 2504
Net debt attributable to non- contro\lmg interests S - 1 1
Net debt attributable to shareholders of the Company 2,066 2,505
Total net debt — 2,065 2504
Arpount;péﬁple under tnases (Notes 14 aﬁr}g}lj@r - 77 o 126 13
Total net debt (mcludmg lease lia llltles) _ _ S 2,191 2 635
Net_g_e_e_gt_azmbutable to non- controllmg |ntﬁgreist§"§ ”C,,'E'E*,‘D‘-E’ iease liabilities) 4 r I
Net debt attributable to shareholders of the Company (méludmg lease liabilities) 2 192 2,636
1. These are norn-recourse borrowmgs with no recourse for repayment to other compames or assets in l:he Group
T T - T T 2023 2022
. e . o I — . Em __fm
Hercules Unit Trust 298 347
298 347

[Nt

borrowings of non-recourse companies of £933m.

. Principal and interest on these horrowings were fully hedged into Sterling at & floating rate at the time of issue.
The principal amount of gross debt at 31 March 2023 was £2,250m (2021/22 £2,562m) Included in this is the principal amount of secured barrowings and other

4. included in cash and cash equivalents is the cash and shart term deposits of Hercules Unit Trust of £37m, of which £1m is the proportion not beneficially owned

by the Group.
S Cash and short term deposits not subject to a security interest amount to £86m (2021/22: £64m).
6 Cash and cash equivalents includes tenant deposits of £26m (2021/22: £37m).

7. Prior year comparatives have baen restated for a change in accounting policy in respact of tenant deposits. Refer to Mota 1 for further information.
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Notes to the Accounts continued

17 Net debt continued
Maturity analysis of net debt

Ina Britisn Land Company PLC Q0621320

Restated
2023 2022
. L e o £m £m
Repayable: within one year and on demand 402 189
Between: cne and two years 6 279
two and five years 989 854
five and ten years 386 659
ten and fiftean years 484 485
fifteen and twenty years - 150
1,865 2,427
Gross debt 2,267 - 2616
Interest rate and currency derivatives 77 ¢}
Cash and cash equivalents B o (125) am
Net debt 2,065 2,504
1. Prior year comparatives have been restated for a change in accounting pohicy in respect of tenant deposits Refer to Note 1 for further information
Fair value and book value of net debt o ~
Rostated
2023 2022
Fair value Book value Difference Fair value Book value Of*eronce
£m £m Em £m £Em £m
Debentures and unsecured bonds © 1,533 1,627 (94) 1745 1665 80
Bank debt and other floating rate debt 645 = 640 5 985 g1 4
Gross debt 2378 2,267 (89) 2700 2618 84
Interest rate and currency derivative liabilities 67 67 - 96 g -
Interest rate and currency denvative assets {144) (144) - (97 (97} -
Cash and cash equivalents ¢125) (125) - {413} Q1)) -
Netdebt 1,976 2,065 89) 25588 2,504 84
Net debt attributable tohon-cqpﬁtrfqﬂing interests . D L L -
Net debt attributable to shareholders of the Company 1,977 2,066 (89) 2,689 2,505 284

1. Prior year comparatives have bean restated for a change in accaunting palicy in respect of tenant deposits, Refer to Note 1 for further information,

The fair values of debentures and unsecured bonds have been established by obtaining quoted market prices from brokers. The
bank debt and other floating rate debt has been valuaed assuming it could be renegotiated at contracted margins The derivatives
have been valucd by calculating the present value of expected future cash flows, using appropriate market discount rates, by an

independent treasury adviser.

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value is

equivalent to the book value. The fair value hierarchy level of debt held at amortised cost s Level 2 (as defined in Note 10).
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17 Net debt continued

Loan to Valhie (LTV)
LTV is the ratio of principal amount of gross debt less cash, short term deposits and liquid investments to the aggregate value of
oroperties and investments, excluding non-controliing interests. EPRA LTV has been disciosed in Table E.

Group LTV

Group LTV

Principal amount of gross debt 2,250 2562
Less debt attributable to nen-controlling interests - -
Less cash and short term deposits (statement of cash flows)” (99) 74)
Plus cash attributable to non-controlling interests o o 11
Total net debt for LTV calculation B S - 2352 2489
Group property portfo]lc vatuation (Note 10) o T 5, 595 'é,igciﬁi
Investments in joint ventures (Note 1) 2,206 2,521
Other investments and property, plant and equipment (balance sheet)® 61 46
Less property and investments attributable to non- ;orytrol]mg interests I a3 5)
Totat assets for LTV calculation o 7,849 9,496

Proportionally consolidated LTV.

2073 2077
T [ . e . o Em Em
Proportionally consolidated LTV B 36.0% 32.9%
Principal amount of gross debt 3,448 3648
Less debt attributable to non-controlling interests - -
l.ess cash and short term depos'tsd (228) a8n
Plus cash attributable te non-controlling interests e S . I |
Total net debt for proportional LTV calculation S o 3,221 3458
Group property portfolio valuation (Note 10) ' ) 5,595 6,844
Share of property of joint vantures (Note 10} 3,316 3538
Other investments and property, plant and eguipment (balance sheet)® 61 46
Less property attributable to non-controling interests S o asy 0%
Total assets for proportional LTV calculation . ’ 8,959 1O 513

1. Prior year comparatives have boen restated for a change in accounting policy in respect of rental concessions. Refer to Note 1 for further information.

2 Cash and short term deposits exclude tenant deposits of £26m (202Y/22 £37m).

3. The E19m (2021/27: £22m) difference between other investments and plant, property and equipment per the balance sheet totalling E80m {2021/22. £68m)},
relatas to a right-of-use asset recognisad under a lease which is classified as property. plant and equipment which is not included within Total assets for the
purposes of the LTV calculstion.

4 Cash and short term deposits exclude ternant deposits of £49m {2021/22. L&),
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

17 Net debt continued

Net Debt to EBITDA
Net Debt to EBITDA is the ratio of principal amount of gross debt less 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.

Group Net Debt to EBITDA

2022
. o L o o o £m
Group Net Debt to ,_, ; 7.8%
Principal amount of gross debt 2,250 2,562
Loss non-recourse borrowings (298) (347}
Less cash and short term deposits (statement of cash Flows) {99) {74}
Plus cash attributable to non-recourse companies 37 29
Total net debt for group Net Debt to ERITDA calculation 1,890 2,170
Underlying Profit (Table A) 264 247
Plus Net financing charges (Note 6} 60 55
Less Underlying Profit due to jeint ventures and non-recourse companiesl {144) 133
Plus distributions and other receivables from joint ventures and non-recourse compantes® 107 97
Plus depreciation and amortisation (Table A) o ) 79
Total EBITDA for grc'vub'Net Debt to EBITDA calculation 294 275
Proportionately consolidated Net Debt to EBITDA o o o
2023 2022
R FE . L e .. R, L Em B
Proportionally consolidated Net Debt to EBITDA . . . 84x  97x
Principal amount of gross debt 5,448 3,648
lLess cash and short term deposits® (228) sn
Plus cash attributable to non-controlling interests 1 1
Total net debt for propurt_i_ng_l_Net Debt to EBITDA calculation o o — 3,221 3,458
Underlying Profit (Table A) - S ' ' i 264 247
Plus Net financing charges (Tabie A) m 102
Plus depreciation and amorusation (TableAy L i ) 7 g
Total EBITDA for pf&portional Net Debt to EBITDA calculation 382 z58
1 Cash and short term deposits exclude tenant deposits of £26m (2021/22 £37m).
72 Underlying Profit due to joint ventures £92m (202122 £84m) as disclosed in the consolidated income staterment and Underlying Profit due to nen-recourse

companies £52m (2021/22: £49m).

3. Distributions and other receivables from jomnt ventures £73m (2021722 £57m) as disclosed in the consclidated staternent of cash flows and distribubians and
other receivables from non-recourse companies £34m (2021/22: £40m)

4. Cash and short term deposits exclude tenant deposits of £43m (2027/22; £61mM).
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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

) N . - S B0 Em
Net Borrowings not to exceed 175% of Adjusted Capital and Reserves el 3B% 6%
Principal amount of gross debt 2,250 2,562
Less the relevant proportion of borrowings of the partly owned subsidiary/non-controlling interests - -
Less cash and short term deposits {statement of cash flows)’ {99} (74)
Plus the relevant proportion Qf,‘?,"?‘,?h and deposits of the partly QW[‘?Q syrbrsird‘tary/non-controiE_i_r)__g interasts L

NetBorrowings
Share capital and reserves (balance sheet)
Trading property surpluses (Table A)

Exceptional refinancing charges (see below)

Fair value adjustments of financial instruments (Table A) (44)
Less reserves attributable to non-controlliing interests (balar}cersheert) (13) 5)
Adjusted Capital and Reserves 5,636 £,981

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, thare is an adjustment of
F161m (2021/22: £174m) to reflect the cumulative net amortised exceptional itams relating to the refinancings in the years ended
31 March 2005, 2006 and 2007.

Raostated’
2023 2022
L e o _Em
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets R i ) 32% 30%
Principal amount of gross debt 2,250 2,562
Less cash and short term deposits not subject to a security interest {86) (64)
Less principal amount of secured and non-recourse borrowings N I (933) (985
Net Unsecured Borrowings o o - 1,231 1513
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 46
Less investments in joint ventures (2,206) 2,520
Less encumbered assets (Note 10) ) L 747 (1,915)
Unencumbered Assets ) 3,909 5,075

1. Priar year cornparatives have been restated for a change in accounting policies in respect of rantal concessions and tenant deposits. Refer to Note 1 for
further information.

2. Cash and short term deposits exclude tenant deposits of £26m (2021/22: £47m)

3. The £19m (2021/22: £22m) difference betwenon other invastrments and plant, property and eguipment per the balanca sheet totalling £80m (2021/22: £68m),
relates to a right-of-use asset recognised under a lease which is classified as property, plant and equipment which is not included within Total 2ssels for the
purposes of the LTV calculation.
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17 Net debt continued

Reconciliation of movement in Group net debt for the year ended 31 March 2023

Tae British

and Compary PLC 006521820

Arrangement
Rastated’ Foreign cost
2022 Cash flows Transfers? exchanga Fai* value  amartisation 2023
B £m £m Em £m £r_n £m £m
Short term borrowings 189 (190) 402 - - 1 402
Long term borrowings 2,427 {123) {402) 20 {55} £2) 1,865
Derivatives® e M az - (20 (44) - D
Total liabilities from financing activities” 2,615 (325) - - (99) H 2,180
Cash and cash equivalents I mn a4 - - T - 25
Net debt 2,504 (339) - - (99) 1) 2,065
Reconciliation of movement in Group net debt for the year ended 31 March 2022 o
Arrangoment
Restated’ Forc:gn cost Restated
2021 Cash flows Transfers’ exchange Fair value amortisation 2022
o ————e _fm  Em g Em __ fm £m Em
Short term borrowings 161 {159) 188 - (4) 2 129
Long term pofrowings 2,249 429 (89 17 (76) [€)) 2,427
Derivatives® S I s - an .18 P )]
Total liabilities from financing activities® 2,403 277 - - (64) ()] 2615
Cash and cash equivalents —— (154) 43 o - - e am
Net debt 2,249 320 - - (64) m 2,504
1 Prigr year comparabive has been restated for 2 change in accounting policy in respect of tenant depesits. Refer to Note 1for further informmation
2. Transfers comprisas debt maturing from long term to short term borrowings,
3. Cash flows an derivatives includa £9m of net receipts on derivative interest.
4 Cash flows of £325m shown above represants net cash flows on capital payments in respect of interest rate derivatives of £21m, decrease in bank and otner

barrowings of E637m and drawdowns on bank and other borrowings of £324m shown in Lthe consolidated staternant of cash flows, along with £8m of nat

receipts on derivative intergst.
. Cash flows ¢n denvatives include £15m of net receipts on dervative intorest,

(RSl

. Cash flows of £277m shown above represents net cash flows on capital payments in respect of interest rate derivatives of £8m, decrease in bank and other

borrowings of E213m and drawdowns on bank and other borrowings of £483m shown in the cansalidated statement of cash flows, alang with £315m of net

receipts on derivative interest,

Fair value hierarchy

Tha table below provides an analysis of financial instruments carried at fair vatue, by the valuation method. The fair value hierarchy

levels are defined in Note 10.

2023 2022
Level1  Level2 Lavel 3 Total " Level Leve'2 Lever 3 Total
L I _ £m £m £m £m_ £m L. Em Em . fm

Interest rate and currency derivative assets - {144) - (144) - 87> - 7
Other investments - fair value through profit
orloss (Notel2 = - a9 L2 N €25
Assets i . - (144) (48> (28) (125)
Interest rate and currency derivative liabilities - 87 - - 96
Liabilities - - 87 - - 96
Total - a7 ¢48) C(28) (29
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17 Net debt continued
Categories of financial instruments

Rostated’
2023 2022
e e o e £m £m
Financial assets
Amortised cost
Cash and cash equivalents 125 m
Trade and other debtars (Note 13) 22 49
Cther investments (Note 12 2 4
Fair value through profit or loss
Derivatives in designated fair value hedge accounting relationships™* 435 59
Derivatives not in designated hedge accounting relationships a9 8
Other investments (Note 12) o B S 48 28
- - 341 289
Financial liabilities
Amortised cost
Creditors (Note 14} (199) (s7)
Gross debt {2,267) (2,616)
Lease habilities (Notes 14 and 15) {126) azn
Fair value through profit or loss
Derivatives not in designated hedge accounting relationships (50) (96)
Derivatives in designated fair value hedge accounting reiationships“ 7 -
e e e E2,859) (3,000)
Total (2,318) 2,71

1. Pricr year comparatives have been restated for a change in accounting policies in respect of rental concessions and tanant deposits Refer to Note 1 for
further informaticn.

2 Derivative assets and liab:dities in designated hadge acceunting relationships sit within the derivative assets and derivative labihities balances of the consolidated
balance sheet.

3. The fair vatue of derivative assets in designated hedge accounting relationships represents the accumulated amourt of farr value hedge adjustments on
hedged items,

Gains and losses on financial Instruments, as classed above, are disciosad in Note 6 (net financing income), Note 13 (debtors), the
consclidated 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 capita! structure of the Group consists of net debt and equity attributable to the equity holders of The British Land Company
FLC, comprising issued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk
in delivering 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 vanability in cash flows on floating rate debt, such as
revolving bank facilities, caused by movements in market rates of inferest. The Group's objectives and processes for managing
interest rate risk are set out in the Financial policies and principles on pages 43 {0 45,

At 31 March 2023, the fair value of these derivatives is a net fiability of £41m (2021/22: £45m). Interest rate swaps with a fair value of
Ernil have been desianated as cash flow hedges under IFRS S,

The ineffectivenass recognised in the income statement on cash flow hedges in the year ended 31 March 2023 was £nil
{2021/22: £nil).
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17 Net debt continued
The cash flows occur and are charged to profit and loss until the maturity of the hedged debt. The table below summarises variable
rate debt hedged at 31 March.

Variable rate debt hedged

"~ 2023 2022

. £m £m

Cutstanding: at one year o 550 800
at two years 1,025 550

at five years 350 600

at ten years - 250

Fair value hedged debt
The Group uses interest rate swaps to hedge exposure on fixed rate financial liabilities caused by movements in market rates
of interest.

At 31 March 2023, the fair value of these derivatives is a net asset of £18m (2021/22' £38m). Interest rate swaps with a fair value asset
of £26m have been designated as fair value hedges under IFRS 9 (2021/22: asset of £59m).

The cross currency swaps of the 2023/2025/2026 US Private Placements fully hedge the fareign exchange exposure at an average
floating rate of 159 basis points above SONIA. These have been designated as fair value hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

T 2023 o027

[ [ o £m Em
Fixed ar capped rate I 2388 2542
2,168 2,542

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 interest rate of the Sterling fixed rate debt s 4.2% (2021/22: 4. 2%). The weighted average
period for which the rate s fixed is 7.3 years (2021/22: 8.3 years).

Proportionally consolidated net debt at fixed or capped rates of interest

”” e B - T 203 o
Spot basis 100% 100%
Average over next five-year forocast period 76% 79%
Sensitivity table -~ market rate movements

2023 ) 2022
_ L e —— Increase _Decrease increase  Decrease
Movement in interest rates (bps)’ 373 (373) 67 &7
Impact on underlying annual profit (Fm) S S - 9 ) e
Movement in medium and long term swap rates (bps)’ 424 424y 139 (139}
Impact on cash flow hedge and non-hedge accounted
derivative valuations (Em) 177 (210) 75 (723

1 The movement used for sensitivity analysis represents the largast annual change in SOMIA over the last 10 years.
2. This movement used for sensitivity analysis represents the largest annual change in the 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 golicy is to have no matenial unhadged net assets or iabilities denominated in foreign currencies. The currency risk on
overseas investments may be hedged via fareign currency denominated borrowings and derivatives. The Group has adopted net
investment hedging in accordance with IFRS 9 and therefore the portion of the gain or loss on any hedging instrument that is
determined to be an effective hedge is recognised directly in equity. The ineffective portion of the gain or loss on any hedging
instrument is recognised immediately in the income statement.

The tabie below shows the carrying amounts of the Group’s foreign currency denominated assets and liabilities. Provided contingent
tax on overseas investments is not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2023 position

a 28% appreciation (largest annual change over the last 10 years) in the USD relative to Steriing would result in 8 £3m change
(2021/22 £nil) in reported profits.

Assets _babdines

2023 2022 2023 2022

£m £rn £m Em

UsSD denominated i8 20 27 20

1. The USD denominated asset of £38m 15 an other investment aceountad far as fair value through profit of loss as disclosed in Note 12, The remaining £10m other
investment accounted for as fair value through profit or loss is a GBP denominated ather investment,

Credit risk management

The Group's approach to credit risk management of counterparties is referred to in Financial policies and principles on pages 43 to
45 and the risks addressed within Managing risk in delivering our strategy on pages 46 to 60. The carrying amount of financial assats
recorded in the financial statements represents the Group’s maximum exposure to credit risk without taking account of the value of
any collateral obtained.

Banks and financial institutions:
Cash and cash equivalents at 31 March 2023 amounted to £125m (2021/22: E1MIm 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 derivatives was £43m (2021/22: £43m). This represents
0.5% (2021/22: 0.4%) of gross assets

The deposit exposures are with UK banks and UK branches of international banks.

Trade debtors:

Trade debtors are presented nat of provisions for impairment for expected credit 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 details on the presentation of tenant incentive provisions. Expected credit losses
are calculated on initial recognition of tenant incentives and subsequently in accordance with IFRS 9, taking into account historic
and forward-looking information. See Mote 10 for further details and cradit risk related disclosures

Liquidity risk management
The Group’s approach to liquidity risk management is discussed in Financial policies and principles on pages 43 to 45, and the risks
addressed within Managing risk in gdelivering our strategy on pages 46 to 60.

The following table presents a maturity profile of the contracted undiscounted cash flows of financial liabilities based on the earliest
date on which the Group can ba 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 settie on a net basis (e.g. interest rate swaps) the undiscounted net cash
flows are shown and for derivatives that require gross settlement {e.g. cross currency swaps) the undiscounted gross cash flows
are presented. Where payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet date is used.
Trade creditors and amounts owed to jeoint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its financial habilities through the vanous available hguidity sources, including a secure rental income
profile, asset sales, undrawn committed borrowing facilities and, in the longer term, debt refinancings.
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The British Land Company PLC GCG21920

The future aggregate minimum rentals receivable under non-cancellable operating teases are shown in the table on the following
page. Income from joint ventures is not included. Additional iquidity will arise from letting space in properties under construction as

well as from distributions received from joint ventures.

T 2023
Within Following Three to Over five
ong year year five years years
£Em Em Em £m
Gross Debt' 409 995 882
Interest on delbt 100 195 199
Derivative payments 104 172 26
Lease liability payments __ . ) 10 29 305
Total payments 623 1,391 1,412
Derivatwereceipts . a2 are) @)
Netpayment T - i 122 1409
Operating leases with tenants o 248 440 479
Liguidity (deficit) surpius (203) (772) (930) (1,780)
Cumulative liquidity (deficit) surplus {203) (850} 1,780)
o 7 2022 S
Witnin Follawng Three to Cver Fivn
anc year year five years years Totai
- gm_ L Em £ . Em £m.
Gross Debt' - EI 282 830 1288 259
Interest on debt 89 27 125 227 598
Derivative payments n 102 187 77 357
Head lease payments 9 10 29 325 373
Total payments 300 481 1,221 1917 3,919
Derivative receipts 29 (136) 165) 5 (335)
Net payment 271 345 1,056 1,812 3584
Operating leases with tenants 282 239 490 470,481
Liquidity (deficty surplus - 1 {106 (566)  (1442) (2103
Cumulative liquidity (deficit) surplus n (95 {661 (2103

1. Gross debt of £2,287m (2021/22: £2,816m) represents the total of £2,294m (2021/72 £2,521m), less unamortised issue costs of £9m (2021/22- £9m), less fair

value agjustments to debt of £18m (2021/22 plus fair value adjustments to debt of £34m),

Any short term hguidity gap between the net payments reqguired and the rentals receivahle can be met through other liguidity
sources available to the Group. such as committed undrawn borrowing facilities. The Group currently holds cash and cash
eguivalents of £11Tm of which £86m is not subject to a security interest (see footnote S 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 portfolio 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 cormnmetted undrawn borrowing facilities is shown below.

Maturity of committed undrawn borrowing facilities

aver five years
between four and five years
between three and four years

T-c_)_jc__éi_ facmé;s év_e_a__i_l_ab!é }_‘oz_jjore:_than tﬁr_e__egyéaié_

Between two and three years
Between one and two years

Within one year
Total o

555
170
50
1,779

2022
£m

70
401
406

B77

360
50

1287

The undrawn facilities are compnsed of British Land undrawn facilities of £1,779m (2021/22" £1,287m).

218 British Land Annual Report and Accounts 2023



18 Leasing
Operating leases with tenants

The Group leases out all of its investment properties under operating leases with a werghted average lease length of six years
(2021/22: six years). The future aggregate minimurn rentals receivable under non-canceliable operating leases are as follows:

less than one year

Between one and two years
Between three and five years
Between six and ten years
Ratween eleven and fifteen years
Between sixteen and twenty years
After twenty years

Total

fho British | and Company PLC 20621920

2023
£m
248
21
440
320
97
41
21

1378

2022
£m

282
239
490
349
74
30
17

Lease commitments

The Group’s leasehold investment properties are typically under non-renewable jeases without significant restrictions. Lease

liabilities are payable in line with the disclosure below and ho contingent rents were payable in either period. The lease payments
mainly relate to head leases wheare the Group does not own the freehold of a property

2025 o T o2
Minimum Mimirum
fease lnase
payments interest Principal payments Interest Pr.ncipal
_fm Em_ Em em o Em L Em
British Land Group -
Less than cne year 10 4 [ 9 3 5
Between one and two years 10 3 7 10 3 7
Between two and five years 29 7 22 29 8 21
More than five years 305 214 91 325 228 97
Total o - 354 228 126 373 242 121
Less future finance charges (228) {242y
Present value of lease obligations 126 131
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19 Dividends

The final dividend payment for the six-month 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 REIT legislation, after deduction of withholding tax at the basic rate (currently 20%), where
appropriate. Certain classes of shareholders may be able to elect to recewve dividends gross. Pleasa refer to our website

Ponce per | 2023 2022°

Paymentdate .. ... - Dividend ——— .
Current year dividends
28.07.2023 2023 Final no4
06.01.2023 2023 interim .60 107

22.64
Prior year dividends
29.07.2022 2022 Final .60 108
07.01.2022 2022 Interim 10.32 95

21.92
06.08.2021 - 2021 Final o 6.64 o 62
Dividends disclosed in consolidated statement of changes in equity T a1 157
Dividends settled in shares — B _ - -
Dividends settled in cash 215 157
Timing difference relating fo payment of withholdingtax 7 I ¢ )] 2
Dividends disclosed in consolidated statement of cash flows 213 155
20 Share capital and reserves

2023 ) 2022

Number of ordinary shares inissue at 1 April 538,109,432 937,981,892
Share issues 225,544 127,441
At 31 March 938,334,977 938,109,433

Of the issucd 25p ordinary shares, 7,376 shares were held in the ESOP trust (2021/22; 7.376), 11,266,245 shares were held as treasury
shares (2021/22 11,266,245) and 927,061,356 shares were in free issue (2021/22 926,835,812). No treasury shares were acauired by
the ESOP trust during the year. All issued shares are fully paid.

Hedging and transiation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow
and foreign currency hedging mstruments, as well as all foreign exchange differences arising from the transiation of the financial
statements of foreign operations. The foreign exchange differences also include the translation of the liabilities that hedge the
Company’s net investment in a foreign subsidiary. In the prior vear to 21 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 investmentin 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 2073 No share premium is 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, aptions over 1,250,386 ordinary shares were outstanding under employee share option plans The options had a
weighted average hfe of 1.9 years. Details of cutstanding share options and shares awarded to empioyees including Executive
Directors are set aut below and on the following page:

e Exgreise dates

AT 31 March Vesied but Exercised/ At 31 March Em;.i;

Date of grant 2022 Cramted notexercsed  Vested Lapsed 2023 (pence) o Frem  To
Share options Sharesave Scheme

210617 10,687 - - - (10,687) - 50800 010922 01.03.23
29.06.18 21,362 - - - (5,464 15,898 549.00 01.09.23 0103.24
18.06.19 101,262 - - (37,446) (56,/84) 7,032 435.00 01.09.22 010323
180619 G238 - - - (689) 8,549 43500 01.0924 010325
07.07.20 408,215 - - 7,737y (39385) 361,293 336.00 01.09.23 01.03.24
07.07.20 324,256 - - - (27497) 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 - - - Mm228) 75,636 414.00 01.09.26 01.03.27
22.06.22 - 135575 - - (7,905 127,870 421.00 01.08.25 Q01.03.26
220622 - - (1568) 43,031 42100 010927 010328

2 (45907 (175,401 1,025,180

Long-Term Incentive Plan - optiens vested, not exercised

14.0912 42,225 - - - (42,225) - 53800 14.0915 14.09.22

201212 33,095 - - - (33,095 - 58300 201215 201222

05.08.13 108,588 - - - - 108,588 60100 050816 050823

o523 116,618 - - - - MN§618 60000 051216 051223
T 300526 - - - (75320) 225,206

Long-Term Incentive Plan - unvested options

260818 83842 - - - (8384D) - 88220 2508621 2508628
e 83,942 - - - (83340

Total 1450784 180172 - (45907; (334,663) 1,250,386

Weighted averadge exercise prlcé T

of options (pence) 430 421 - 418 505 409
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20 Share capital and reserves continued

Share price

At 31 March Cxercsed/ At 31 March  at grant date

Date of grant e 2022 Granted  Vested tapsed 2023 (ponce)  Vesting date
Performance Shares Lonhg-Term Incentive Plan T

23.07.19 828,810 - -~ (B28810) - 53560 23.07.22
22.06.20 853,927 - - (17,929 835,998 408.80 22.06.23
22.06.2% 888,644 - - (31,822) 856,822 516.80 220624
0z2.08.21 238,945 - - - 238,945 519.60 02.08.24
01.09.21 41,294 - - - 41,294 54200 CL09.24
12.07.21 19,612 - (19,612) - - 48250 130522
12.07.21 9,403 - (9,403) - - 48250 210522
19.07.21 44,273 - - - 44,273 48250 12.0523
18.07.21 28,2098 - - - 28,209 48250 120524
19.07.21 9403 - - - 9,403 48250 12.052%
19 07.21 124,948 - (107.705) (17,243) - 48250 030723
19.07.21 121,787 - - - 121,787 48250 020824
19.07.22 - 18485874 - - 1,848,874 470.70 190725

| 3209255 1848874 (136720) (895£04) 4,025,605

Restricted Share Plan

19.06.19 704,926 - (680,880) (24,046) - 538.00 19.06.22
22.06.20 790,820 - - (48,056) 742,764 41240 22.06.23
220621 831703 - - (71.636) 819,467 51680 22086.24
19.07.22 - 712,005 - (34,533 677,472 47070 19.072%
29.07.22 o - 21,926 - - 21,826 49200 190720

2,385,849 733931 (680,880) (178271 2,261,629

Total 5596104 2,582,805 (817,600) (1074.075) 6,287,234

Weighted average price of shares (pence) o 489 471 529 523 a7

21 Segment information

The Group allocates resources to investment and asset management according to the sectors it expects to perform over the
medium term, and reports under two operating segments, being Campuses and Retail & Fulfiiment. From 1 April 2023 the Group
intends to change the name of the Retail & Fuifilment oporating segment to Retail & London Urban Logistics m 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 rantal income, operating result and property assets, being the measures of segment revenue,
segment result and segment assets used by the management of the business, are set out on the following page. Management
reviews the performance of the business principally on a properticnally consolidated basis, which includes the Group’s share of joint
ventures on a line-by-line basis and excludes non-controlling interests in the Group’s subsidiaries. The chief operating decision maker
for the purpose of segment information is the Executive Committee.

Gross rental income s derved from the rental of buildings. Cperating result is the net of net rental income, fee income and
administrative expenses. No customer exceeded 10% of the Group's revenues in either year.
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21 Segment information continued

Segment result

Trre Brtish Land Comoany PLC 00621920

Camguses Retai' & Fulfiiment Unaltocated Total
Rostated’ Restated Restated Restated’
2023 2022 2023 2022 2023 2022 2023 2022
. e o o ... Em £m ___&m  Em £m £m ___Em __ Em
Gross rental income
British Land Group 115 143 205 195 - - 320 338
Share of joint ventures 107 o £7 57 - - 164 148
Total 222 234 262 252 - - 484 486
MNet rental income
British Land Group 108 16 189 175 - - 297 297
Share of joint ventures - . g8 76 & 1 140 127,
Total - 197 192 240 226 - _ ‘437 418
Operating result
British L.and Group s ng 186 170 (55) (60) 229
Share of joint ventures B2 72 49 50 () (2) 120
Total o 197 9 235 220 <) (62) 349
frestated'
2023 2022
Reconcitiation to Underlying Profit £m Em
Operating result 375 349
Net financing charges "D Qc2)
Underlying Profit 264 247
Recoenciliation to (loss) profit on ordinary activities before taxation o - L -
Underlymg Profit - 264 247
Capital and other {1,299) 714
Underlying Profit attributable to non-controlling interests _ o o 12
Total (loss) profit on ordinary activities before taxation (1,034) 963
Reconciliation to Group revenue o o . B o
Gross rental income per operatmg segment result 484 486
Less share of gross rental income of joint ventures (164) (148)
Plus share of gross rental income attributable to nen-controlling interests o .z 2
Gross rental income {Note 3) ' 322 340
Trading property sales proceeds - S
Service charge income 59 B2
Managemaeant and performance fees (from joint ventures) 13 Q
Othar fees and commissions 24 21
Surrender premium payable o L - o = (29
Revenue (consolidated income statement) 418 412

1. Prior year comparative has been restated for a change in accounting policy in respect of rental concessions. Refer 1o Note 1for further information

A reconciliation between net financing income in the consolidated income statement and net financing charges of £11im (2021/22:
£102m} in the segmental disclosures above can be found within Table A in the supplementary disclosures. Of the total revenues
above, £nil (2021/22: £nil) was derived from cutside the UK.
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21 Segment information continued
Segment assets

The Batish Lang Company PLC 00621920

Campuses Reta & Fulfiiment Total
2023 2072 2023 2022 2023 2022
£m £m £m £m £m Em
Property assets
British Land Group 2,972 4,150 2,619 2,788 5,591 5,938
Share of joint ventures 2,687 2,826 629 712 3,316 3,538
Total 5,659 6,976 3,248 3,500 8,907 10,476
Reconciiiation to net assets ) o ) B -
Restated
2023 2022
British Land Group £m £m
Property assets 8,907 10,476
Other non-current assets 141 104
Non-current assets 9,048 10.580
Othear net current liabilities (384) (377)
EPRA net debt (3,127) (3,397)
Qther non-current liabilities (50)
EPRA NTA (diluted) 5,487 6,806
Non-controling interests 13 15
EFPRA adjustments - o o 25 (53)
Net assets 5,525 6,768

1. Prior year comparatives have been restated for a change in accounting poiicies in respect of rental concessions and tenant deposits. Refor to Note 1 for furthor

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
o £m_ Emr

British Land and subsidiaries 161 222
Share of joint ventures 332 332
493 554

As part of the Group’s 2030 Sustainahility Strategy published in 2020, the Group commitied to a target of net zero carbon
emissions by 2030, through offsetting any remaining emissions which have not been mitigated from that date. As part of this, the
Group announced a transition vehicle, funded at a rate of £60 per tonne of embodied carbon generated through its development
programme. In relation to the transition vehicle commitment, as at 31 March 2023, the Group has committed to spend £15m
(2021/22: £15m) on carbon mitigation activities on its standing portfolio.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 11. BDuring the year the Group recognisaed joint venture
management fees of £13m (2021/22: £9m). Directors are the key management personnel and have the authority and responsibility
for planning, directing and controlling the activities of the entity. Details of Directors' remuneration are given in the Remuneration
Report on pages 14110 159. Details of transactions with The British Land Group of Companies Pension Scheme, and other smaller
pension schemes, are given in Note 9.
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24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent liabilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of businass. It is not anticipated that any material liabilities wilt 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 obtained
the risks and rewards of ownership of the 21.9% of Hercules Unit Trust on 1 April 2021 and therefore the change in ownership
percentage and resulting non-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 £40rm has been transferred from non-controliing interests to
sharehclders equity.

As a result, the remaining non-controlling interests in Group subsicharies, 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 ongeing non-controlling interests.

26 Subsequent events
Thare have been no significant subsequent events post the balance sheeat date.
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27 Audit exemptions taken for subsidiaries
The following subsidiaries are exemnpt from the requirements of the Companies Act 2006 relating to the audit of individual accounts

by virtue of Section 479A of that Act.
Entrty MName o

17-19 Bedford Street Limited

18-20 Craven Hill Gardens Limited

20 Brock Street Limited

Adamant Investment Corporation Limited
Aldgate Place (GP) Limrted

B.L.Holdings Limited

Bayeast Property Co Limited

BF Propco (Ng 3) Limited

BF Propco (No 5) Limited

BF Properties (No 4) Ltd

BF Properties (No 5) Ltd

BL 5KS Holdings bimited

BL Aldgate Development Limited

BL Aldgate Holdmgs Limited

BL Bluebutton 2014 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 Lirnited

BL City Offices Holding Company Limited
BL CW Residential Holdings Limited

Bl CW Upper LP Company Limited

2L Department Stores Holding

Company Limited

Bl. Eden Walk Limited

Bl Euston Tower Holding Company Limited
BL Goodman (LF) Limited

BL HC PH CRG LLP

8L HC PHLLP

BL HC Property Holdings Limited

BL High Street and Shopping Centres Holding
Company Limited

BL Holdings 2010 Limited

BL innovation Properties 2 Limited

BL. Innovation Properties Limited

BL Intermediate Holding Company 2 Limited
BL Newport Limited

BL Office Holding Company Limited

BL OCffice Properties 3 Limited

BL Gffice (Non-City) Holding Company Limited
BL Osnaburgh 5t Residential Linmted

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 |imited

Bl Piccadilly Residential Limited

Bi Residual Holding Company Limited

BL Retail Holding Company Limited

226

Coempany Number

C739897
07667839
07401697
00225149
07829315
00000529
00635800
Q&270196
05270219
05270289
05270039
13398992
05070564
05876405
02048771
09400407
03400541
0294004M
09400409
09400413
09400414
10754763
08548329
06002147
14178788
1037541
06002135

10620935
1612398
05056902
OC3igz44
OCC317189
06334046
06002148

07353966
05070554
12293278
12462158
Q4867720
05985028
14103029
06002133
06874523
1863746
11863424
Nnes3540
1863747
11863835
08707494
05995030
05995033
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_E_r_w_tlty Name .
BL Retail indirect Investrents Limited
Bi. Retai! Properties 2 Limited
BL Retail Properties 3 Limited

BL Retail Warehousing Holding
Company Limited

BL Shoreditch Development Limited

BL South Camb Limited

BL Superstores Holding Company Limited
Bl Thanet Limited

BL West (Watling House) Limited

BL West End Investments Limited

BL Whiteley Limited

BL Whiteley Retail Limited

BLD (A) Limited

BLD (Ebury Gate) Limited

BLD Property Holdings Limited

BLSSP (PHCS) Limited

BLU Securnties Limited

British Land (Joint Ventures) Limited
British Land Acquisitions Limited

British Land City Offices Limited

British Land Fund Management Limited
British Land in Town Retail Limited

British Land tndustrial Limited

British Land Offices (Non-City) Limited
British Land Offices (Non-City) No 2 Limited
British Land Property Adwvisers Limited
British Land Superstores (Non Securitised)
Number 2 Limited

Broadgate City Limited
Broadgate Properties Limited
Cavendish Geared Limited

City Residential Holdings Limited
Drake Circus Leisure Limited
Glenway Limited

Hempel! Holdings Limitad

Hempel Hotels Limited

Insistmetal 2 Limited

London and Henley (UK) Limited
Meadowhall Centre Limited
Meadowhalt Centre (1929) Limited
Moorage (Property Developments) Limited
Osnaburgh Street Limited
Paddington SKS GP Limited
Paddington 5KS Holdings Limited
Paddington 5XS Nominee 1 Limited
Paddington 5KS Nominee 2 Limited
Piilar City Limited

Pillar Projects Limited

Pillar Property Group Limited
Plymouth Retall Limited

Project Sunrise Limited

12288466
13349753
04869976
06002154

053268670
07555233
06002143
13843760
04067234
07793483
Nn253224
1254281
00467242
03863852
00823907
04104061
03323061
04682740
05464168
033848069
04450726
03325068
00643370
02740378
06849369
02793828
06514283

01769078
01982350
02779045
06049158
CNgoz08
05398894
(5341380
02728455
04181514
03576158
0328066
02261117
oN8s5513
05886735
13343749
13843365
13843833
12843828
04091078
02444238
02570618
10368557
01588407
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27 Audit exemptions taken for subsidiaries continued

Enrty Name Carmpany Number Entity Nanwe . Company Number
Regent's Place Holding 1 Limited 1864360  TBL Properties Limited 03863190
Regent's Place Holding 2 Limited 1864307 Teesside Leisure Park Limited 02672136
Regent’s Place Holding Company Limted 10068705 Topside Street Limited 1253428
Regents Place Management Company Limited 07136724 Wates City of London Properties Limited 01788526
TBL Holdings Limited 0383730

The following partnershigs are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships (Accounts) Regulations 2008. The results of these partnerships are consclidated within these
Group accounts.

Nam: Name

BL Chess No 1 Limited Partnersh'iipir S Hereford Shopping Centre Limited Partnership )
BL Lancaster Limited Partnership Paddington 5KS Investment Limited Partnership

BL Shoreditch Limited Partnership Paddington 5KS Property Limited Partnership

BL West End Offices Limited Partnership Power Court Luten Limited Partnership

Hercules Property Limited Parthership The Aldgate Place Limited Partnership
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Company Balance Sheet

As at 31 March 2023

The British Lard Company PLC 00621920

2023 2022
R ote . Em £m
Fixed assets T T
Investments and toans to subsidiaries O 23,140 33,140
Investments in joint ventures D m 16
Other mvestments D 30 34
Interest rate and currency derivative assets E 142 96
23,423 33335
Current agsets
Debtors G 7 12
Cash and cash equivalents E 177 29
24 4
Current liabilities
Short term borrowings and overdrafts E (104) 20)
Creditors H (96) {85)
Amounts due to subsidiaries (16,269) (26513
(16,469 (26,618}
Net current liabilities (16,445)  (26,577)
Total assats Jess current liabilities 6,978 6.809
Non-current liabilities
Debentures and loans E (1,865) (2,249)
Lease tiabilities (25) (25)
Deferred tax liabilities (4 -
interest rate and currency derivative liabilties E 67) {96)
(1,961) (2,370)
Net assets ) 5017 4,439
Equity
Called up share capital H 234 234
Share premium 1,308 1307
Other reserves 5 (5
Merger raserve 213 213
Retained earnings 3,267 2690
Total equity 5,017 4,439

The profit after taxation for the year ended 31 March 2023 for the Company was £791m (2021/22: £726m profit)

(. he

Tim Scote
Chairman

Bhavesh Mistry
Chief Financial Officer

The financial statements on pages 228 to 238 were approved by the Board of Directors and signed on its behalf on 16 May 2023.

Company number 621920
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Company Statement of Changes in Equity

For the year ended 31 March 2023

[he Brtish Lane Company PLC 00621920

Profit and

Shara Shara Other Merger ‘oss Total

captal premium rescrves resarve avcount aquity
e I £m . Em E"L,,, Err Em £m
Balance at 1 April 2022 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
Profit for the year after taxation T - T L
Balance at 31 March 2023 234 1,308 5) 213 5017
Balance at 1 April 2021 234 1,307 (&3 213 218 3,867
Dividend paid - - - - QA57> A57)
Fair value of share and share option awards - - - - 3 3
Profit for the year after taxation s - - 726 726
Balance at 31 March 2022 234 1,307 (&) 213 2,690 4,439
The value of distributable reserves within the profit and {oss account is £2,377m (2021/22: £1,399m) (unaucited). An explanation
of how distributable reserves are determined, and any imitations, is set out on page 231 of Note A, within the Distributable
resarves section.
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FINANCIAL STATEMENTS continued

Notes to the Accounts

{(A) Accounting policies

The financial statements for the year ended 31 March 2023 have been prepared on the historical cost basis, except for the
revaluation of derivatives which are measured at fair value. These financial statements have been prepared in accordance with the
Companies Act 2006 as applicakle to companies using Financial Reporting Standard 10t Reduced Misclesure Framework ('FRS 101,

The financial statements apply the recognition, measurement and presentation requirements of UK-adopted International
Accounting Standards in conformity with the requirements of the Companies Act 2008, but make amendments where necessary
in order to comply with the Act and take advantage of the FRS 101 exemptions. Instances in which advantages of the FRS 101
disclosure exemptions have been taken are set out below.

The Company has taken advantage of the exemption under $.408 Companies Act 2006, to prepare an individual profit and lass
account where Group accounts are prepared.

The Company has taken advantage of the following disclosure exemptions under FRS 101

(a) the reguirements of IAS 1 ‘Prasentation of Financial Statements’ to provide a statement of cash flows for the period;
(b) the requirements of IAS 1to provide a statement of compliance with IFRS;

(cy the requirements of 1AS 1 to disclose information on the management of capital:

(d) the requirements of paragraphs 30 and 37 of 1AS 8 "Accounting Policies, Changes in Accounting Estimates and Errors’ to disclose
new IFRSs that have been issued but are not yet effective;

{e) the requirements in 1A% 24 ‘Related Party Disclosures to disclose related party transactions entered into betweaen two or mare
members of a group, provided that any subsidiary which is a party to the transaction is wholly ewned by such a member;

() the requirements of paragraph 17 of IAS 24 ‘Related Party Disclosures’ to disclose key management personnel compensation;
(g) the requirements of IFRS 7 ‘Financial Instruments: Disclosures' to disclose financal instruments; and

(h) the requirements of paragraphs 91-99 of IFRS 13 'Fair Value Measurement’ to disclose information of fair value valuation
technigues and inputs.

MNew standards effective for the current accounting period do not have a material impact on the financial statements of the
Company. The two IFRIC Agenda Decisions issued in respect of rental concessions and tenant depasits (as disclosed in Note 1 of
the consolidated financial statements), have had no matenal 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 basts. The balance sheet shows that the Company is in a net current
tability position. This results from loans due to subsidiaries of £16,269m which are repayable on demand and therefore classified
as current habilities. 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 menths. Tha net current liability 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 Directors
with comfort that the Company will be able to meet thase current liabilities as they fall due. As a conseguence of this, the Directors
feel that the Company is well placed to manage 1ts 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
corporate governance section on page N8.

Investments and loans

Investments in and ioans to subsidiaries and joint ventures are stated at cost less any impairment. impairment of loans 1s calculated
in accordance with IFRS 9 ‘Financial Instruments'. Impairment of investments is calculated in accordance with IAS 38 ‘Impairment of
Assets’. Further detail is provided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company’s iInvestments in and loans to subsicharies 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 subsiciary or joint venture is considered to be a reasonable
approximation of the available assets that could be realised to recover the amounts due and the requiremant to recognise expected
credit losses. This assumption takes into account historical analysis and future expectations prevalent at the balance sheet date, As a
result, the expected credit 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 statements.

Distributable reserves

Included in the retained earnings the Company had distributable reserves of £2,177m as at 31 March 2023 (2021/22: £1,399m)
(unaudited). When making a distribution to shareholders, the Directors determine profits available for distribution by refercnce to
‘Guidance on realised and distributable profits under the Companias Act 20067 issued by the Institute of Chartered Accountants in
England and wales and the Institute of Chartered Accountants of Scotland in Aprit 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 reserves in the
Company is dependent an those dividends meeting the definition of gualifying consideration within the guidance and on available
cash resources of the Group and other accessible sources of funds. Additionally, the Company does not recognise internally
generated gains in the current and prior years from intra-Group sales of investments or investment properties as distributable until
they are realised, usually through cnward sale to external third parties. The distributable reserves are therefore subject to any future
restrictions or limitaticns at the time such distribution is made.

(B) Dividends

Details of dividends paid and proposed are included in Note 19 of the consolidated financial statements.

(C) Employee information

Employee costs inciude wages and salaries of £41m (2021/22: £38m), social securnty costs of £6m (2021/22° £6m) and pension costs
of £4m (2021/22: £4m). Details of the Executive Directors’ remuneration are disclosed in the Remuneration Repart on pages 141to
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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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

(D) Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Sharos in Loans to  Investments in Other

subsz ciares subsidiarios Jo at ventures nyosTtments Total

£m £m £m £rn Em

AT 1 Aprii 2022 - © 19270 13870 e 34 33290
Additions - 1189 21 2 1,222
Disposals - (2,338) - (2) (2,340)
Capital distributions (32,8473 - - - {9,847)
Amortisation - - - (4 (4)
Reversal of (provision for) impairment (354) 1,350 (Z6) - 960
Asat31March2023 T 9,069 14,07177 o m 30 23,281

The historical cost of shares in subsidiaries is £9,723m (2021/22; £19,570m). The historical cost of investments in joint ventures is
£502m (2021/22. £471m) net of provision for impairment of £391m (2021/22: £356m) and includes £110m (2021/22: £115m) of loans
to joint ventures by the Company Results of the joint ventures are set out in Note 11 of the consolidated financial statements. The
historical cost of other investments is £70m (2021/22: £71m).

In the year, the Company has received capital distnbutions totalling £9,847m (2021/22 £nil) from its subsidiaries following a
corporate simplification and restructuring exercise. This included recapitalising subsidiaries that were previously in a net liability
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 those
subsidiaries that made the capital injections have been treated as deemed distributions in the Company's profit or loss. The
Company considered the impairment of investment and loan balances at 31 March 2023, including those held in subsidiarnies

that made capital injections, in accordance with IAS 36, IFRS 9 and its accounting policy.

(E) Net __c_:lebt

2023 2022
£m £m
Secured on the assets of the Company

5.264% First Mortgage Debenture Bonds 2035 325 347
5.0055% First Mortgage Amortising Debentures 2035 88 38
5.357% First Mortgage Debenture Bonds 2028 2w 227
629 662

Unsecurad N
4 766% Senior US Daollar Notes 2023 108 1o
5.003% Senior US Dollar Notes 2026’ 65 66
3.81% Semior Notes 2026 a7 102
3 97% Senior Notes 2026 97 103
2.375% Sterling Unsecured Bond 2029 299 298
4.16% Senior US Dollar Notes 2028 78 77
2.67% Senior Notes 2025 38 37
2.75% Senior Notes 2026 I8 37
Floating Rate Senior Nates 2028 80C 80
Floating Rate Senigr Notes 2034 101 102
Facilities and overdrafts - 342 504
L S - 1,340 1.607
Gross debt B e 1,969 2,289
interost rate and currency derivative liabiiities 67 96
interest rate and currency derivative assets (142) (963
Cash and cash equivalents D) (29)
Net debt ’ 1,877 2,240

1 Principal and interest on these borrowings were fully hedgad into Sterling at a floating rate at the time of issue
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(E) Net debt continued
Maturity analysis of net debt

2023 2022
o L ~ o o _ o - Em
Repayable within one year and on demand - 20
between: one and two vears 6 o1
two and five years 289 854
five and ten years 386 659
ten and fifteen years 484 485
fifteaen and twenty years - 150
1,865 2,249
Gross debt 1,969 2,269
Interest rate and currency derivatives (75) B
Cash and cash equivalents a7 29
Net debt 1,877 2,240
(F) Pension
The British Land Group of Companies Pension Scheme and the Defined Contribution Pension 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 . - T T zers 2022
. P L. _Em Em
Trade and other debtors T T 5 6
Prepayments and accrued income - !
Corporation tax 2 5
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 1055 on trade and other debteors in accordance with IFRS 9.
(H) Creditors
D T N T B '_' o T 202z 2022
e . Em M
Trade creditors ' - I 36 20
Other taxation and social security 21 23
Accruals and deferrad income 39 4z
) 7 T T T  's& 85

() Share capital

O-r-dinary shares

£m af 25p each

Issued, called and fully paid
At 1Aprl 2022 234 938,109,433
Shareissues e T .._..225,544
At 31 March 2023 T 234 938,334,977
T T - - o T T " Ordinary shares
£m of 25p each

Issu-ed, called and fully paid
At 1 Aprit 2021 234 937,981,992
Shareissues e S T -7 - T}
At 31 March 2022 ' S 234 933,109.433
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Notes to the Accounts continued

(J) Contingent liabilities, capital commitments
and related party transactions

The Company has contingent liabilities in respect of legal claims,
guarantees and warranties arising in the ordinary course of
business. it is not anticipated that any material labilities will
arise from the contingent liabilties.

At 31 March 2023, the Company has £nil of capital commitments
(2021/22: £nil).

Related party transactions are the same for the Company as
for the Group. For details refer to Note 23 of the consolidated
financial statements.
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(K} Disclosures relating to subsidiary
undertakings

The Company’s subsidianies and other related undertakings at
31 March 2023 are listed on the next page. All Group entities are
included in the consolidated financial resuits.

Unless otherwise stated, the Company hoids 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Uniess
atherwise stated, tho subsidiaries and related undertakings are
registered in the United Kingdom,

The share capital ef each of the companies, where applicable,
comprises ordinary shares unless otherwise stated.

The Company holds the majority of its assets in UK companies,
although some are held in overseas companies. In recent years
we have reduced the number of overseas companies in

the Group.

Unless noted otherwise as per the following key, the registered
address of each company 1s York House, 45 Seymour Street,
Londen WiH 7LX

1. 47 Esptanade, 5t Healier, Jersey JE1 0BD

2. 44 Esplanade, St Helier, Jersey JF10BD

3. 540 Herengracht, 1I017CG, Amsterdam, Netheriands.

4. 5t Helen's, 1 Undarshaft. London EC3P 3DQ.

¢ Companies urdergoing igudation




(K) Disclosures relating to subsidiary

undertakings continued
Direct holdings

Campany Name

BL Bluebutton 2014 Limited

BL Davidson Limited

Bl Europcan Fund Management LLP

BL Intermediate Holding Company Limited
BL Intermediate Holding Company 2 Limited
BL Shoreditch Development Limited
Bluebutton Property Management UK
Limited (50% interest)

Boldswitch (No 1) Limited

Boldswitch Limited

British Land Company Secretarial Limited
British L.and Properties Limited

British Land Real Estate Limited

British Land Securities Limited

Broadgate Estates Limited

Linestair Limited

London and Henley Holdings Limited
Meadowhall Pensions Schema

Trustee Limited

MSC Property Intermediate Holdings Limited
(50% interest)

Regis Property Haoldings Limited

T UK/Overseas Tax

Resident Status
UK Tax Resident
UK Tax Resident
UK Tax Residenl
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident

fhe British Lana Company PLC 00621920

Indirect holdings

Corrpany Ngmc

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

250 Euston Road Limited

39 Victoria Street Limited

Adamant investment Corporation Limited
Aldgate Place (GP) Limited

Aldgate Land One Limited

Aldgate Land Two Limited
Ashhand Limited

B.L. Holdings Limited

B.L.C.T. (12697) Limited (Jersey)’
Barnclass Limited

Barngrill Limited

Bayeast Property Co Limnted

BF Propco (No 32) Limited

BF Propco (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
8L 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 & Limitec
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 L.mited
BL CW Trading GP Company Limited
(50% interest)

BlL. CW Trading Limited Partnership
{Partnership interest) (50% interest)
BL Department Stores Holding
Company Limited

BL Doncaster Wheatley Limited

BL Drummand Properties Limited
BL Ealing Limited

BL Ealing Holding Company Limited
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) mﬂu’K’/Overseas Tax
Resident Status

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
LUK 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

Company hame

BL Eden Walk Limited

BL Zuropean Holdings Limited
BL Euston Tower Holding Company Limited
BL Fixed Uplift Fund Limited Partnership
{Partnership interest)

BL Fixed Uplift General Partner Limited
BL Fixed Uphft Nominee 1Limited

BL Fixed Uplhft Nominee 2 Limited

BL Goodman (General Partner) Limited
(50% interest)

BL Goodman Limited Partnership

(50% interest)

8L Goodman (LP)Y Limited

BL HB Investmants Limited

BL HC (DSCH) Limited

BL HC (DSCLD Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP (Member 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 No 2 LLP (Member intergst)
BL HC PH No 3 LLP (Member interest)
BL HC Property Holdings Limited

BL Health Clubs PH No 1 Limited

BL Health Clubs PH No 2 Limited

BL High Streat and Shopping Centres
Holding Company Limited

BL Holdings 2010 Limited

BL Innovation Properties Limited

BL Innovation Properties 2 Limited

BL Lancaster Investments Limited

BL Lancaster Limited Partnership
(Partnership interest)

BL Leisure and industrial Holding
Company Limited

BL Logistics Investment Limited

BL Logistics Investment 2 Limited

BL Logistics Investment 3 Limited

Bl Meadowhall Holdings Limited

BL Meadowhall Limited

BL Newport Limited

BL Office Properties 1 Limited

BL Office Properties 2 Limited

BL Office Properties 3 Limited

Bl Offices GP Limited

BL Office (Non-City) Holding

Company Limijted

BL Office Holding Company Limited

BL Osnaburgh St Residential Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Holding Company 2 Limited
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

8L Paddington Property 3 Limited

Bl Paddirgton Property 4 Limited

BL Piccadilly Residential Limited

BL Residual Holding Company Limited
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L</Overseas Tax
Res dent 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 Residont
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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Company Mamc e
BL Retail Holding Company Limited
BL Retail Indirect Investments Limited
Bi. Retail investment Holdings Limited
BL Retail Properties Limited

BL Retail Properties 2 Limited

BL Retall Properties 3 Limited

BL Retail Property Holdings Limited
BL Retail Warehousing Holding
Company Limited

BL Sainsbury Superstores Limited
(50% interest)*

BL Shoreditch General Partner Limited
BL Shoreditch Limited Partnership
(Partnership interest)

BL Shoreditch No T Limited

BL $horeditch No. 2 timited

BL South Camb Limited

BL Suporstores Holding Company Limited
BL Thanet Limited

BL Triton Builcing Residential Limited
BL Tunbridge Wells Limited

BL Unitholder No. 1(¢J) Limited (Jersey)'

8L Unitholder No. 2 (J) Limited (Jersay)'

BL Universal Limited

Bl West (Watling House) Limited

Bl West End Investments Limited

BL West End Offices Limited Partnership
BL West End Offices Limited (25% interest)
BL Whitcley Limited

BL Whitelay Retall Limited

BL Woolwich Limited

BL Woolwich Nominee 1 Limited

Bl Woolwich Norminee 2 Limited
Blackwall (1

BLD (A) Limited

BLD (Ebury Gate) Limited

BLD (S.J) Limited

BLD Property Holdings Limited

BLSSP (PHC 5) Limited

BLU Estates Limited

BLU Property Management Limited

BLU Securitics Limited

British Land (Joint Ventures) Limited
British Land Acauisitions Limited

British Land City Offices Limited

British Land Fund Management Lirnited
British Land Hercules Limited

British Land In Town Retail Limited
British Land Industrial Limited

British Land Investment

Management Limited

British Land Offices {(Non-City)} Limited
British Land Offices (Non-City) No 2 Limited
British Land People Management
Services Limited

British Land Property Advisers Limited
British Land Property Management Limited
British Land Property Services Limited

UK/Overseas Tax
Resident Status

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Oveorseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Reasident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Rasident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident



Company Name e
Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Court Investments Limited
Broadgate Estates Limited

Broadgate investnent Holdings Limited
Broadgate Properties Limited
Broadgate RLIT Limited (50% inlaresly’
Broughton Retail Park Limited (Jersey)"

Broughton Unit Trust (Units)'

Brunswick Park Limited

BVP Developments Limited

Cavendish Geared Limited

Cheshine Properties Limited

Chester Limited'

Chrisiiu 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 Proporties

Deepdale Co-Ownership Trust

(50% interest)

Crake Circus Centre Limited

Drake Circus Leisure Limited

Drake Property Holdings Limited

Drake Property Nominge (No. 1) Limited
Drake Property Nominee (No. 2) Limited
Eden Walk Shopping Centre General Partner
Limited (50% interest)

Eden Walk Shopping Centre Unit Trust’
(50% interest) {Jersay) (Units)?

Elk Mill Gldham Limited

Euston Tower Limited

Finsbury Square BV®

Fort Kinnaird GP Limited (50% interest)
Fort Kinnaird Limited Partnership

(50% interest)

Fort Kinnaird Nominee Limited

(50% interest)

FRP Group Limited

Garamead Properties Limited

Gibraltar Genera! Partner Limited

(50% interest)

Gibraltar Neminees Limited (50% interast)
Giltbrook Retall Park Nottingham Limited
Glenway Limited

Hempel Holdings Limited

Hempel Hotels Limited

Hercules Property UK Holdings Limited
Hercules Property UK Limited

Hercules Unit Trust (Jersey) (Units)'

Hereford Old Market Limited
Hereford Shopping Centre GP Limited

UK/Oversceas Tax
Resident Status

TUK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Kesident
Overseas Tax
Resident
QOverseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resiclont

UK Tax Resident
UK Tax Resident
Oversaas Tax
Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

Tne British i and Comoany PLC 06621970

Company Mama L
Hereford Shopping Centre Limited
Partnership

HUT Invastments Limited (Jersey)“

Indlustrial Real Estate Limited
Insistmetal 2 Limited

Ivorydell Limited

Lancaster General Partner Limited
London and Henley (UK) Limited
Lonebridge UK Limited

Longford Street Residential Limited
Ludgate Investment Holdings Limited
Mavyfair Properties

Mayflower Retaii Park Basildon Limited
Meadaowhall Centre {1939) Limited
Meadowhalt Centre Limited
Meadowhali Centre Pension Scheme
Trustees Limited

Meadowhall Estates (UK) Limited
Meadowhall Group (MLPY Limited
Meadowhall Holdings Lirmited
Meadowhall Opportunities

Nominee 1 Limited

Meadowhall Opportunities

Nominee 2 Limited

Marcari

Mearcari Holdmgs Limited

Moorage (Property Developments) Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

Orbital Shopping Park Swindon Limited
Osnaburgh Street Limited
Paddington 3KS Investments Limited
Paddington SKS GP Limited
Paddington 5K5 Holdings Limited
Paddington SKS Investment Limited
Partnership (50% interest)
Paddington 5KS Nominee 1 Limited
Paddington 5KS Nominee 2 Limited
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 fnvestments Limited
Piccadilly Residential Limited

Pillar (Dartford) Limited

Piliar (Fulham) Lirmited

Pillar City Limited

Pillar Dartford No.1 Limited

Pillar Denton Limited

Pillar Europe Management Limited
Pillar Hercules No.2 Limited

Pillar Nugent Limited

Pillar Projects Limited

Pitlar Property Groug Limited
PillarStore Limited
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UK/Ovarseas Tax
Res.dent 5iatus

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 Reasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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 Reasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
U Tax Resident
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Notes to the Accounts continued

Company Name
Plymauth Retai! Limited
Power Court GP Limited
Power Court Luton Limited Partnership
{Partnership interest)

Project Sunrise Limited

Resding Gate Retall Park Co-Ownership
{Member interest) (50% 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 Parther Limited

(50% interest)*

Southgate Property Unit Trust

(Jersey) (Units)

Speke Unit Trust (87.5% interest)

(Jersey) (Units)’

St. Stephens Shopping Centre Limited
Stockton Retal Park Limited

Storey Offices Limited

Storey Spaces Limited

TRL (Bromiey) Limited

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited (51% mterest)
The Aldgate Place Limited Partnership
(Partnership interest)

The Dartford Partnership (Member inierest)
(50% interasy)

The Gibraltar Limited Partnership
(Partnership interest) (50% interest)

The Hercules Property Limited Partnership
(Partnership)

The teadenhall Development Company
Limited (50% interest)

The Mary Street Estate Limited

The Whiteley Co-Ownearship (Member
interest) (50% interest)

Thurrock Retal Park Unit Trust'

Tollgate Centre Colchester Limited

Topside Street Limited

Tweed Premier 4 Limited

Union Property Corporation Limited

Union Property Holdings (London) Limited
United Kingdom Property Company Limited
Vatenting Co-ownership Trust (Member
interest) (50% interast)

Valentine Unit Trust (Jersey) (Unitsy’

Wates City of London Properties Limited
Westbourne Terrace Partnership
{Partnership interest)

L(/O‘verseas Tax
Resident Status

UK Tax Resident

UK Tax Resident
UK Tax Rasident

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

Overseas Tax
Resident
Overseas 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

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Residaent
UK Tax Resident
UK Tax Reasident
UK Tax Resident
UK Tax Resident

Cverseas Tax
Resident

UK Tax Resident
UK Tax Resident
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Company Name

Whiteley Shopping Centre Unit Trust

{Jersey) (Units)'

The Britisn Land Company PLC 00621920

WOSC GP Limited (25% interest)

WOSC Partners LR (Parinership interest)

{25% interest)

UK/Ovorseas Tax

Overseas Tax
Resident

UK Tax Resident
UK Tax Resident



The British Land Company PLC 0621920

Supplementary disclosures

Unaudited uniess otherwise stated

Table A: Summary income statement and balance sheet (Unaudited)

Summary income statement based on proportional consolidation for the year ended 31 March 2023

The following pro forma information is unaudited and does not form part of the consolidated primary statements or the notes
therato. It presents the results of the Group, with its share of the results of joint ventures included on a ine-by-line basis and
excluding non-controlliing interests.

Fostatca’
o ___Year ended 31 March 2023 .Y_%?.(ED‘?.‘?_:E‘_?"__’“_‘!?'C’_‘ 202_2
T ’ Les} no’ﬂ'ii N ) Less non-
Jeint eontrolling Proportionally Jont controling  Proport.onally
Group ventures interests consolidated Group venturas mnterests consolidated
O £m _ . Em &m ____E&m £m _Em Em . e

Gross rental income® 33 164 ) 493 347 148 (2) 493

Property operating expenses 28 oy 1 (47) By a8 - (B8
Met rental income 303 144 (4)] 446 295 132 (2) 425

Administrative expenses’ (88) [4)] - (89) (88) 4] - (89)
Net fees and other income 18 - - 18 13 - - 13

Ungeared income return 233 143 (4] 375 220 131 2 349

Net financing charges ___ 60y (5D B 4L (8% 47 - 162)
Underlying Profit 173 a2 [{)] 264 165 84 (2) 247

Underlying taxation [O) - - [4)) 4 - - 4

Underlying Profit after taxation 172 82 M 263 B9 84 @ 251
Valuation movement (see Note 4) (1,365) 642

Other capital and taxation (nety* 74 59

Result attributable to

shareholders 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 information.

2. Group gross rental income includes £9m (2021/22: £7m) of afl-inclusive rents refating to service charge income anc excludes the surrender premium payaile of
£nil (2027722 £29m} within the Capital and other column of the income statement.

3 Administrative expenses includes £7m (2021722 £9m) of depreciation and amortisation.

4. Includes other comprehensive income.

Summary balance sheet based on proportional consolidation as at 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 composition of the EPRA NTA of the Group, with its share of the net assets of the joint ventures included en
a line-by-line basis, and excluding nan-controliing interests, and assuming full dilution.

Restated’

Mark-to-

market on Valuation intangibles EPRA EPRA
Share l.ess nen- derivatives and surplus on and NTA NTA
of joint contralling Share related debt Lease trading Daferred 31 March 321 March
Group  ventures  interests options adjustments habilities properties tax 2023 2022
£m £m £m £m £m £m £m £m £m £m
Campuses proparties 3,034 2,690 - - - {72) 7 - 5,659 6,976
Retail & Fulfilment properties 2,665 644 (13 = - . .o = T~ _. 3248 3500
Total properties? 5,699 3,334 a3 - - 120) 7 - 8,907 10476
Investments in joint ventures 2,206 (2,206) - - - - - - - -
Cther investments 58 - - - - - - (8) 50 48
Other net (liabilities) assets (359) (109) i4 - 120 - - (343) (3213
Deferred tax liability [C)) 2 - - - - - 6 - -
Net debt? (2,065) (1,017) m - (44) - - -~ (3027) (3397)
Netassets . 5825 - as o 14 L. 49 - _7 (2)__ 5487 6806
EPRA NTA per share (Note 2) 588p 730p

1 Prior year comparatives have been restatod for a change in accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1 for

further information.

2. Inciuded within the total property value of £8,907m (2021/22: £10,476m) are right-of-use assets net of lease labilities of £9m (2021/22: £9m), which I
substance, relate to properties held under lsasing agreaments. The fair values of right-of-use assets are determined by calculating the present value of net
rentai cash flows over the term of the lease agreements.

3. EPRA net dabt of £3127m represents adjusted net debt used in Proportionally consolidated LTV and Net Debt to EBITDA calculations of £3.221m (see Note 17),
less tenant depoesits of £48m and 1ssue costs and fair value hedge adjustments of £45m,
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued
EPRA Net Tangible Assets movement

Year ended
31 March 2023

The British Land Company PLC C0G621920

Restated’

Pence

Year ended
31 March 2022

Pence

L o, . B B __ Em _ _pershare . Em _per share
Qpening EPRA NTA 6,806 730 6,080 651
Income return 263 28 251 27
Capitat return {1,367) (147) 632 €9
Dividend paid N o . - k15 @3 (5hH . an
Closing EPRA NTA 5,487 588 6,806 730
1. Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits. Refer 1o Note 1 for

further information.
Table B: EPRA Performance measures
EPRA Performance measures summary table
Restated’
2023 2022
- N " Pence o Pence

R . e e e _— . _Em _pershare £m_ pershere

EPRA Earnings 263 284 234 253
— - diluted - _.. 263 283 234 282
______ L . ~ Percer\}fgg Ffpircemagrer
EPRA Net Initial Yield 5.1% 4.3%
EPRA ‘topped-up' Net Injtial Yield 5.7% 4.9%
EPRA Vacancy Rate 6.3% 6 3%
EPRA Cost Ratio (inciuding direct vacancy costs) 19.5% 256%
EPRA Cost Ratio (excluding direct vacancy costsy 12.6% 16.5%

1. Prior year comparative has been restated for a change in accounting policy in respect of rental concessions. Refer to Nete 1 for further information.

Restated'
2023 2022

T Net asset o Net assal
value per Jalue per
Net assets share Net assets share
o s - e L . . L Em {pence) Em (nence)
EPRA NTA 5,487 588 6,806 730
EPRA NRV 7,438 798
EPRANDV _ _ _ _&577 708
- S — —_ — J— - Percentage
EPRA LTV 35.7%

1. Prior year comparativas have been restated for 3 change in accounting policies in respect of rental concessions and tenant deposits Refer to Note 1 for

further information.
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Table B continued

The Brtish L and Company PLC 06621920

Calculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share (Audited)

Restated’
2023 2022
e I, e o Em_ Em
{Loss) profit attributable to the shareholders of the Company (1,038) 963
Exclude
Group - current taxation 1 (2
Group - deferred taxation 4 -
Group - valuation movement 798 (475)
Group - toss (profit) on disposal of iInvestment properties and investments 30 (45)
Group - Capital and other surrender premia payable {see Note 3) - 29
Jomnt ventures - valuation movement (including result on disposals) (see Note 4) 567 (e7)
Joint ventures - Capital financing charges (8 4
Joint ventures - deferred taxation - -
Changes in fair value of financial instruments and associated close-out costs (88) (60}
Non-controlling interests in respect of the above S - R )
Underlying Profit - o T o 264 247
Group - Underlying cUrrent taxation T o 4
Underlying Earqlg_g_s__nggitiaﬂd diluted T T e 263 e .251
Group - Capital and other surrender premia payable (see Note 3) ' - (29)
Group - reclassification of foreign exchange differences (see Note 8) L -
EPRA Earnings - basic and diluted B 263 @ 234
(L,Qsj) pjgﬁ} atfr\butable ! the s ders of the Company 77 ) ) T o (1,0_38)___ E3?53_
IFRS Earnings - basic and diluted  (1,038) 963
1 Pnor year comparatwes h}ve been restated fora change in accountlng policy in reapect of rental concessions. Refer to Mote 1 for further information.
T T T T/ T e 2022
Numbaer Number
e o o o milllen  mthen
Waeighted average number of shares 938 $38
Adjustment for treasury shares R N R L) D
IFRS/EPRA/Underlying Weighted average number of shares (bastc) o @27 927
Dilutive effect of share options o - -
Dilutive effect of ESOP shares - - -
EPRA/Underlying WelghtécT aver: ” . 930 = 930
Remove anti-dilutive effect - 7"7 B - (3) -
IFRS Weighted average number of shares (diluted) 927 330
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued
Net assets per share (Audited)

Restated’
... 2023 R 022
Pence Pence
£m per share £m rer share
IFRS net assets o 5525 o 6,768
Deferred tax arising on revaluation movements 6 -
Mark-to-market on derivatives and related debt adjustments (44) 46
Dilution effect of share options 14 8
Surplus on trading properties 7 8
Intangible assetg (8) (9
L.ess non-controlling interests o s as
EPRA NTA - o 5,487 588 6806 730
Intangible assets S S 8 9
Purchasers’ costs .53 .. B23
EPRANRVY W' ' . 6029 846 7438 798
Deferred tax arising on revaluation movements ] (23
Purchasers' costs (534) (623)
Mark-to-market on derivatives and related debt adjustments 44 (46)
Mark-to-market on debt 128 o a0
EPRA NDV o R o T 5,658 606 8,577 706

1 Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant depasits Refer to Note 1 for
further information.

EPRA NTA s considerad to be the most relevant measure for the Group and is now the primary measure of net assets. EPRA NTA
assumes that entities buy and sell assets, thereby crystallising certain levels of unavoidable deferred tax. Due to the Group’'s REIT
status, defarred tax is only provided at each balance sheet date on properties outside the REIT regime. As a resuit deferred taxes are
excluded from EPRA NTA for propertics within the REIT regime. For properties outside of the REIT regime, deferred tax is included
to the extent that it is expacted to crystalise, based on the Group's track record and tax structuring EPRA NRV reflects what would
be needed to racreate the Group through the investment markets based on its current capitat and financing structure. EPRA NDV
reflects sharehalders’ value which would be recoverable under a disposal scenario, with deferred tax and financial instruments
recognised at the full extent of their habihity.

2023 2092
Number Number
— o . millien __ mulon
Number of Shar'é;éfyéar end T T S - 938 938
Adjustment for treasury shares - AL (m
IFRS/EPRA number of shares (basic) - T ea7 927
Dilutive effect of share options S o " 3 z
Bilutive effect of ESOP shares o o S o 3 2
IFRS/EPRA number of shares (diluted) 933 932
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Table B continued
EPRA Net initial Yield and ‘topped-up’ Net Initiai Yield (Unaudited)

2023 2022
[ e e I . _Efm - Em
Investment property - Wﬁbny owned 5,682 5,829
Investment property - share of joint ventures 3,316 3538
Less developments, residential and land - 1,363) (1168
Completed property portfolio 7,535 9,299
Allowance for estimated purchasers’ costs ) . 528 672
Gross up completed property portfolio valuation (A) B S N 8060 9971
Annualised cash passing rental income 443 457
Property cutgoings o o B &1 B &%)
Annualised net rents (8) - B o 409 424
Rent expiration of rent-froe penods and fixed uplifts’ T e T s T e
‘Topped-up’ net annualised rent [(o9] R T T 463 485
EPRA Net Initial Yield (B/A) 5.1% 4.3%
EPRA ‘topped-up’ Net Initial Yield (C/A) 5.7% 4.9%
including fixed/minimum uplifts received in lieu of rental growth o &6 5
Total ‘topped-up’ net rents (D) - S 469 490
Overall "topped-up’ Net Initial Yield (D/A) o o 5.8%  49%
Topped-up’ net annualised rent - 463 485
ERV vacant space 31 33
Reversions (7} 4
Total ERV (E) 487 522
Net Reversionary Yield (E/A) 6.0% 52%

1. The weighted average petiod over which rent-free periods expire 15 one year {2021/22: one year).

EPRA Net Initial Yield (NiY) basis of calculation

EPRA NIY is calculated as the annualised net rent (on a cash flow basis), divided by the gross value of the completed property
portfolio. The valuation of our completed property portfolio is dotermined 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 acguisition. The net rent deduction allowed for property outgoings
is basad on our valuers’ assumptions on future recurring non-recoverable revenue expenditure.

In calculating the EFRA ‘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 heu of growth. Overall ‘topped-up’ NIY is calculated by adding
any other contracted future uplift to the topped-up’ net annualised rent.

The net reversionary yield is calculated by dividing the total estimated rental value (ERV) for the completed property portfolio,
as determined by our external vatuers, by the gross completed property portfolio valuation.
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Supplementary disclosures continued

Upnaudited unless otherwise stated

Table B continued

Tne Britrsn Lana Company PLC 00621920

The EPRA Vacancy Rate is calculated as the ERV of the unrented, lettable space as a proportion of the total rental value of the

compieted property portfelio.

EPRA Vacancy Rate (Unaudited)

A}%Iﬁualised_potghtkal rental value of vacant p}ém\ses :
Annualised potential rental value for the completed property portfolio
EPRA Vacancy Rate

T3tMarch 31 March
2023 2022

L Em Em

31 33

456 526
6.3% 6.3%

The abowve is siated for the UK portfolio only. A discussion of significant factors affecting vacancy rates is included within the

Strategic Report (page 17)
EPRA Cost Ratios (Unaudited)

Administrative expenses

Share of joint ventures expenses

Less: Performance and management fees (from joint ventures)

Net other fees and commissions

Ground rent costs and operating expenses de facto included in rents

EPRA Costs (including direct vacancy costs) (A}
Direct vacancy costs - )

EPRA Costs (excluding direct vacancy costs) (B)
Gross Rental Income less ground rent costs and operating expenses de facto included in rents
Share of joint ventures (GR! less ground rent costs)

Total Gross rental income less ground rent costs ) ’

EPRA Cost Ratio (including direct vacancy costs) (A/C)
EPRA Cost Ra_tio (excluding direct vacancy costs) (B/C)

Impairment of tenant debtors, tenant incentives and accrued income (D)

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

Adjusted EPRA Cost Ratio (excluding direct vacancy costs and excluding impairment of tenant debtors,

i
as
5
(28)

so0

(32)

58
294
168

462

19.5%
12.6%

(63

20.8%

13.9%

1c

1. Prior year comparatives have been restated for a change in accounting pelicy in respect of rental concessions. Refer to Note 1for further information

Restates’
2022
Em_

52
88
17
(9}
“)
23)
g
(42
77
325
140
4865

25.6%
16.5%

1¢)]
258%

16.8%

| ~

In the current year, employee costs in relation to staff time on development projects have been capitalised into the base cost of
relevant development assets. In addition to the standard EPRA Cost Ratios (both including and 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 incomae, to show the impact of these items on the ratios,
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Table C: Gross rental income (Audited)

Rnstated'

2023 2022

e e o L o Em . Em
Rent roceivable’ 483 479
Spreading of tenant incentives and contracted rent increases 27 i
Surrender premia e o e - 3
Gross rental income 493 493

1. Prior year camparatives have been restated for a change in accounting policy in respect of rental concessions. Refer to Note 1 for further information
2 Graup gross rental income inciudes £9m (2021/22: £7m) of ali-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 Year ended 31 March 2022
Joint Jaint
Group ventures Total Group ventures Total
Em £m £m Em £m £rmn
Acquisitions ’ 158 - 18 596 34 630
Development 156 106 262 175 33 208
Investment properties

Incremental lettable space - - - 1 - I
No incremental lettable space 60 26 86 12 25 37
Tenant incentives 2 1 3 21 3 24
Other material non-allocated types of expenditure 3 2 6 2 3 5
Capitalised interest 10 3 13 6 1 7
Total property related capital expenditure 389 139 528 g3 sg 912
Conversion from accrual to cashbasis . 5O ® & 42 @ 35
Total propeﬂ??ﬁéé&rcépital expenditure on cash basis 339 133 472 855 92 a47

The above is presented on a proportionally consolidated basis, excluding non-controlling interests and business combinations. The
‘Other material non-allocated types of expenditure’ category contains capitaiised staff costs of £6m (2021/22: £5m),

Table E: EPRA LTV (Unaudited)

Year ended 31 March 2023 “ear ended 31 March 2022
Proportionately Proportionately
consolldated consolidated
Share Non- Share Non-
of Joint controlling of Joint  controlling
Group Ventures interests Tatal Group Ventures interests Total
e _ e __Em £m £m _Em Em £m Em o _Em
fnclude:
Gross debt 2,250 1,198 - 3,448 2562 1,086 - 3,648
Net payables 27 93 - 364 261 . 97 - 358
Exclude:
Cash and cash equivalents L. t2sy  asn 1 @8 dh d4h ] (251
EPRA Net Debt (A) 2,396 1,139 1 3,536 2,712 1,042 1 3755
Include:
Property portfolio valuation 5,595 3,316 13} 8,898 65,944 2538 (3) 10,467
Other financial assets 50 - - 50 32 - - 32
Intangibles - - = 8 % - - A
EPRA Total Property Vatue (B) 5,653 3,316 (13) 8,958 6,985 5,538 15) 10,508
EPRA LTV (A/B) 42.4% 39.5% z38% 35.7%
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Data includes Group's share of Joint Ventures

FY23 rent collection

INFORMATION (UNAUDITED)

The British Land Comaany PLC 00621920

Rent gus botwsen 25 March 2027 and 24 March 2025 . . Offses o T
Received 100% 98% 99%
Cutstanding - - _ 0% 2% %
Total 100% 100% 100%
£187m £260m £447m
March quarter 2023 rent collection
Rent dus between 25 March 7023 and 8 May 2025 e o | offices  Reta  Fotal
Reaceaived 99% 91% 25%
Outstanding o o L _Jwe% 5%
Total 100% 100% 100%
£44m £51m £95m
Purchases
o - - "__ o o Prce Price Ennuat sod
Q00%) (BL Share) Net Rents
Slngg_ﬂjﬂpvw! 2023 _ _ e . S Sector - o [ __Em £m_
Completed
DFS, Cambridge Retail Parks 7 7 1
Sclartron Retail Park Retail Parks 35 35 3
Capitol Retail Park Retail Parks 51 51 5
Westwood Retail Park, Thanet Retail Parks 55 55 4
Mandela Way, Southwark London Urban Logistics 22 22 -
Peterhouse Extension, Cambridge Office 25 25 -
South Trumpington Land Office 8 =1 -
Total T ' T B - B 203 203 a3
1. British Land share of annualised rent togped uo for rent froes
Sales
T ' T T o T T Priee Brce Annualised
(0%} (3L Share} fiet Ronts
Snce erorH___Z__OiS__ o _ R Sector . Em CEm o Em
Completed
Debenhams Chester Other Retail 1 i -
Deepdale Shopping Park, Praston Retail Park 61 31 2
Debanhams, Cardiff Other Retail 3 3 -
Paddington Central {75% sale) Campuses 939 694 27
Exchanged
126-134 Baker Street? Office 17 17 1
Total T T T e ”'i,021 748 30

1. British Lanc share of anvualised rent tepped uo for rent froes
2 Exchanged and comoleted post cenod end
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Portfolio Valuation by Sector
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Change
Group Jomnt ventures Total B o T

AL 31 March 2023 £m £rm _ Em . oo W2 _ FY
West End B I 2208 7 330 2,538 (2.5 (.2 (11.3)
City 494 2,072 2,566 (3.6) (1.8 (14.8)
Canada Water & other Campuses isl 285 456 (1.6) (16.2) (17.4)
Residential? a0 - 90 13.2 (M.2) c.8

Campuses 2,963 2,687 5650 = 7n M9 Qaz.n
Retail Parks B 1800 176 1,976 (3.7 (6.9) (10.2>
Shopping Centre 309 437 746 2.0 (56) (7.6)
London Urban Logistics 258 5 263 (6.0) (19.3) (24 72)
Cllier Relail 252 | 263 (4.2) (6.1) (9.73
Retail & London Urban Logistics 2,619 B2 3248 (3.6) (7.7)  _ _(10.9)
Total L 5,582 3316 8898  (30) (104  (123)
Standing Investments - 4,745 2,798 7,543 .2 (9.4) a7
Developments 837 518 1,355 (1.5 (15.5) {15.7)

On a proportionally consoldated pasis including the Grouw's share of ot ventures ana cxcluding naa-contrailing interests
1. Valuation movement aduring the period (aftor taking account of capital expenditure) of sroperties held at the balance sheet date, including dovelopments
(classified by end use) purchases and sales

Z. Standalone residentjal

Gross Rental fncome!
Accounting Basis fm
Waest End '
City

Other Campuses
Residential?
Campuses

Retail Parks S
Shopping Centre

Londan Urban Lagistics

Other Retail

Retaii & London Urban Logistics

Total

12 months to -
Group

89
15

31 March 2023

Joint ventur

16
16
40
1
57
173

262

493

n uased as at 31 March 2023
sont ventures

15

93

9 3
e om 220
137 14 151
39 41 80
8 - 2]
20 1 21
204 56 260
33 ie7 480

O~ a provortionally consolidated basis including tne Group’s snare of joint vantures and excluding non-controlling intorests
1. Gross reatab income wiil differ from annualised valuation rents due to accounting adjustments for fixod & minimum contracted rental uolfts and loase incentives

2. Stanaalone residential
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OTHER INFORMATION (UNAUDITED) continuod

Portfolio Net Yields?

As at 31 March 2023

£PRA mot EPRA topper;l’ “Overal t;)-;-:-p'ed NéTe“ﬁ‘Qwa:on‘"‘ Netg ':qu-:-‘.fa-c.nt NeT | ERY Grow:h
up net it al wp net ritiar yeid yie'd FeVersinary %"
ol yold % movement yed

Waest End o B o 33 44 4.4 5.0 72 54 4.0
City 4.0 4.8 4.8 5.0 69 5.5 13
Other Campuses 53 53 57 55 43 6.2 (Q0.2)
Campuses 7 46 46 50 70 55 26
Retail Parks ) B B B 7.0 T74 7.5 66 71 66 28
Shopping Centre 7.9 8.3 8.5 7.9 39 7.8 1.2
London Urban Logistics 3.2 3.2 3.3 4.6 187 49 29.4
Other Retail 6.8 71 7.3 7.0 75 6.4 (0.3
Retail & London Urban Logistics 6.9 2z 74 68 72 68 3.0
Total S S 51 5.7 5.8 5.8 71 6.0 T 28

On a proportionally consolidated pasis inciuding tne Group's share of joint ventures and excluding non-controlling intarests
Residentia! consists of only govelepmants and ground rents, therecby excluded from yield analysis

including natianal purchaser’s costs

Excluding commitied geveloomants, assets held for davelopmoent and residential assets

Inciuding rent contracted from expiry of remt-froc perods and fixed uplifts not tin licu of rentat growth

Including hixed/minimum upiifts {exciuded fraom EPRA definition)
. As calcutatea by MSCI

(DS EY R

12 months to 31 March 2023 . ... Offices . L Retal B . o

% . L . . . _Briish Land’ MSCH o Brish La B CoMsar itish Land _Msa

Capital Return ' i a4 (15.3) D (12.7) (13N 18.1y
- ERV Growth 2.6 1.6 30 0.4 28 35

- Yield Movement' 70 bps 104 bps 72 bps 67 bps 71 bps 109 bps

Income Return B 2.7 36 . 68 5.4 41 4.1

Total Property Return B B ; TTm.e (12.3) (5.0) (7.9) (9.5) €12.6)

On a proportionally consolidated vass incluaing thae Greoun's share of Joint ventures and excluding non-controling interests
1 Neteaguivalont yield movement
2 British Land Offices «cflects Campuses, British Land Retail reflects Retal & Langon Urban L ogistics
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Top 20 Occupiers by Sector
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Retall & Lonafioox: % of
As at 3t March 2023 o Urban Logstics rent As at 31 March 2025 _ _ - Campuses rent
Retail & London Urban Logﬁjstﬁgﬁsmiw oo Campuses B o o
Next - B 51 Meta 20.3
Walgreens (Boots) 4.3 dentsu 5.5
M&S 37 Herbert Smith Freehills 3.4
JD Sports 2.2 SEFE Energy 3.1
Currys Plc 31 Vodafone 2.8
TJX (TK Maxx) 29 Sumitomo Mitsui 2.6
Sainsbury 2.6 Deutsche Bank 22
Frasars Group 24 Janus Henderson 2.0
DFS Furniture 2.1 TP ICAP Plc 1.8
Asda Group 2.0 The Interpublic Group 1.8
Tesco Plc 2.0 Softbank Group 1.8
Kingfisher 2.0 Reed Smith’ 17
TGl Friday's 1.9 Mayer Brown 1.7
Hutchison Whampea 1.8 Mimecast Plc 15
Homebase 1.4 Milbank LLP 15
Primark 14 Credit Agricole 1.4
River Isiand 14 Accor 1.3
Pets at Home 1.3 Monzo Bank 1.3
Wilkinson 12 Visa International 1.2
H&M - 1.0 Dimensional Fund Advisers 10
Total top 20 T " 46.8 Total top 20 59.9
1. Taking inte account tnerr pre-lot of 114,000 <q ft at Norton Folgate, % contracted rent would rise to 3.7%
Major Holdings
S oo T T Blshare Saft  Rent(100%)  Occupancy T lease
As at 31 March 2023 B e % 7 75}007 o Wf_m pa’! . ra_t_e%“"_ __‘ength yrs“
Broadgate - - 50 4,468 192 949 6.0
Regent’s Piace 10C 1,740 83 96.0 8.9
Paddington Central 25 a58 13 99.4 85
Meadowhall, Sheffield 100 569 15 991 2.2
Glasgow Fort, Glasgow 100 510 17 99.9 51
Teesside, Steckton 100 198 7 100.0 6.1
Hannah Close, Wembley 100 246 4 100.0 28
Faling Broadway, Londen 50 1,500 71 96.8 3.8
Drake's Circus, Plymouth 100 1190 17 92.4 5.0
Giltbrook, Nottingham 100 540 12 94.9 4.2
1. Annualised EPRA contracted ront including 100% of joint vantures
2 Includes accommocation under offer or subject to asset management
3. Weighted average to first breakx
4 Excludes committed and near terrm developments
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OTHER INFORMATION (UNAUDITED) continued

Lease Length & Occupancy

As at 31 March 2023 o . o s ; - Toexpry __ Tobreak EPRA Ogczn;\év
West End i o - 89 83 1.9
City 7.1 61 92.4
Other Campuses 6.9 6.0 1006.0
Residential® 13.2 12.2 100.0
Campuses o . 80 7.2 : 92.4
Retail Parks 0 T S T T ) 60 45 g6
Shopping Centre 5.5 4.2 925
London Urban Logistics 3.7 26 99.8
Other Retail 8.0 7.6 350
Retail & London Urban Logistics ) e . 58 46 851
Total 6.8 5.7 93.7

' Occupancy ;;t %

OCcoupancy' -

1. Space allocated to Storey is SHown as occuped whers thore s a Storay tenant In place ofnorwise It 1S shown as vacant. Total cccunancy for Campuses would rise

from 96.2% to 86.4% /f Storey space were assumned to bo fully let
2 Includes accommodation under offer ar subjoct to asset management

3. Where occupers have entered administration ar CVA but are still hable for rates, tnese are treated as coecupied, I units In admimisteation are treated as vacant,
taon the occunancy rate for Retanl & Landen Urban Loaistics would reduce from 97.3% to 96 8%, and 1otal occupancy would roeouce from 96.77% to 96.4%

4. Standalame residential

Portfolio Weighting

2002
As at 31 March 2023 . . o 3 o o o . s % . £m
West End 345 285 2,538
City 27.3 28.9 2,566
Canada Water & other Campuses 4.1 51 456
Residential’ 0.7 1.0 90
Campuses o 66.6 63.5 5,650
Retall Parks T a T N T ’ 7 202 222 1,976
Shopping Centre 76 84 746
lLondon Urban Logistics 30 3.0 263
Other Retail 26 2.9 263
Retail & London Urban Logistics , I . 33a 365 3248
Total o S w0 100 8,898
London Weighting ' 73% 69% 6,174

On a propo-tionally consolidatad basis including the Group's share of joint ventures and excluding non-contralling intarests
1. Standalane residentia!
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Annualised Rent & Estimated Rental Value (ERV)

As at 31 March 2023

West End?

City*

Other Campusas
Residential?

Campuses

Retall Parks
Shopping Centre
London Urban Logistics
Other Retail

Retail & London Urban Logistics
Total T

67
8

3]
81
144
40
7
20
2n

" 292

Annualised rent (valy

Group  Jont ventures

56

151

20
267

443

tion basis)

Tha Batish | and Company PLC 00821920

ERY
Tota'
127
120

254
Vi
77

12

18
281
505

Average rent

o £psf
Contractes”
673
561
27.0
55.1
232
2610
13.9
14.3
22.5
30.4

£RY
74.5
618
345

60.2
203
23.6
21.2
12.6
20.3

30.4

On a procortionally consohidated basis including the group's share of joint ventures and funds, excluding committed, near term ana assets held for develapment
1 Gross rents plus, where rent reviews are outstanding, any increases to ERV (as cotermined by the Group's extarnal valuers), less any ground rents payable under

necad lcases, excludes contracted remt subject to rant free and future uohft

2 Annuazlsed rent, plus rent subgect to rent free
3. Epsf metrics shown for office space only
4. Standalone residential

Rent Subject to Open Market Rent Review

For year to 31 March 2024
As at 3! March ?02;_ e . Em
West End [
City 15
Other Campuses -
Residential’ -
Campuses .20
Retail Parks 10
Shopping Centre 4
Laondon Urban Logistics -
Cther Retail 1
Retail & London Urban Logistics 15
Total 35

2025
em

8
1

40

1

£im

22

TTeoer

£m

s028

2024-26

42

122

"20z428
£

On a proportionally censolidated basis including tre Group's snare of joint vertures and excluding non-contrelling interests as weall as cammitted, near term and

assets held for devetopment
1. Standalone residential
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OTHER INFORMATION (UNAUDITED} continued

Rent Subject to Lease Break or Expiry

For yc_aTt_o_Iﬂ 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 o
% of contracted rent

2025

14

a4
A
14

2027
£m

The Bntish Land Company PLC 00621920

028 202426

202428

Ern £m £
8 26 37
3 37 43
- 3 4
_9 66 84
15 75" 109
13 40 61
1 5 7

1 7 9
30 127 186
39 193 270
8 35 54

On a proportionally consahdated basis including the Group's share of joint ventures and excluding non-cantrolling interests as well as commutted, near torm and
assets held for development

1.

Standalone residential

Committed Developments

B Share 100% sq ft BC Current Cost  ERV Pro-e & " Forccast  Rabased IR% %*
H jelelel Calendar Value tocome £m? undar 1RR
Yaar Er £’ offer %
As at 31 March 2025 . Secter . R o o Eme o =
The Priestley Centra Life Science 100 83 Q4 2023 24 15 322 20 14 21
Norten Folgate Office 100 335 Q4 2023 318 93 2338 7.8 5 14
3 Sheldon Sguare Office 25 140 @1 2024 29 10 25 1.7 e 17
Aldgate Place, Phase 2 Residential 100 137 Q2 2024 86 44 6.4 - 6 10
1 Broadgate* Office 50 544 Q2 2025 124 188 207 136 7 12
Canada Water
Roberts Close (Ptot K133 Residential 50 62 Q3 2023 - 5 - -
The Dock Shed (Plot A2)* Mixed use 50 246 Q4 2024 26 48 55 - Blended 10  Blended 13
1-3 Deal Portars Way (Plot A1)? Mixed Use 50 270 Q4 2024 41 a5 36 -
Total Committed o 1,817 648 488 657 25. B

Cn a propocionaliy consalidated basis tncluding the Graun's share of ioint ventures and funds {exceot area which s snown at 160%)

From 31 March 2023, Cost to come excludes notional interest as interast 1s capitalised indiviguaily on each deveropment at our cacstalisat.on rate
Estimatad headline rental value net of rent payable unaer Meaa leases (excluding tenant Incantives)
The Lonoon Boraugn of Scuthwark has canfirmed they will not be myesting in Phase L but retain the nignt to particioate in tne devetopent of suosoquent olots
up to 2 maximum of 20% with their retusns ora-rated accordgly
Pro-let & under offer oxcludes 114 000 sq ft of office space unger ophon

1

2.

3

@ Ul

252

Rebased IRRs reflect current site values

. Forecast IRRs refloct the lana value of tne point of commitments
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Near Term Development Pipeline

Bl Share 300% sq-f_t- Earligst Start Current Vaue Cost 1o come ERV

!i_s a:s‘l_March 2023 Sector % 3 ‘000 an 5.t e _Em___ E_m _ Em_ i\an_f\_mg Status. o
2 Finsbury Avenue Office ST T 50 747 Q2 2023 72 410 354 Consented
Peterhouse Extension,

Cambridge Life Science 100 a6 Q3 2023 22 50 4.7 Consented

Verney Road, Southwark London Urban Logistics 100 200 Q4 2023 26 75 71 Submitted

Mandela Way, Scuthwark London Urban Logistics 100 144 Q4 2023 17 53 4.7 Submitted

The Box, Paddingtcn London Urban Logistics 100 121 Q4 2023 42 41 5.5 Consented

5 Kingdom Street Office 100 2N Q2 2024 60 226 19.0 Consented

Canada Water
Printworks (Plots H1 & 142) Mixed Use 50 281 Q32024 6 52 86 Outline Consented
Total Near Term 1,800 245 947 85.0

On a proportionally consalidated basis including the Groud's snare of joint ventures and funds (excoet area which is showns at 100%)
1. Erom 31 March 2023. Cost to come excludes notionat interest as interest is caoitalised individually on cach development at our capitalisation rato
2 Esunmated headline rental value nat of rent payacle undar hoad leascs (excluding tenant incentives)

Medium Term Development Pipeline

el share 100% 5a ft
As a1 31 March 2023 .. _..Ssgtor e e B ‘000 Planning Status
1Appold Street Office 50 404 Consented
International House, Ealing Office 100 165 Consented
Euston Tower Office 100 571 Pre-submission
Finsbury Square Lendon Urban Logistics 100 81 Pre-submission
Thurrock London Urban Logistics 100 844 Submitted
Enfield, Heritage House London Urban Logistics 100 437 Submitted
Hannah Close, Wembley Lendon Urban Logistics 100 668 Pre-submission
Meadowhall London Urban Logistics 50 611 Consented
West One Development Mixed Use 25 73 Consented
Ealing ~ 10-40, The B8roadway Mixed Use 100 320 Consented
Canada Water
Piot H3 Office 50 313  Cutline consent
Zone L Residential 50 200 Consented
Plot F2 Mixed Use 5¢ 447  Consented
Future phases’ ~ Mixed Use o 50 3260 OQutline consent

Total Medium Term ,194

On a praportionally consolidated basis including the Group's share of joint ventures and funds (except arca which is shown at 100%)
1 The Longon Borougn of Southwark Pas the right to invest in up to 20% of the completed developoment. The ownership share of the jeint venture between British
Land and AustralianSuper will chango over ime depending on the level of contributions made, but will be no less than 80%

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reporting from the European Public Real Estate Association (EPRA), 11 years
running. Selected data in the Sustainability Progress Report 2023 has been independently assured by DNV in accordance with
the International Standard on Assurance Engagements (ISAE) 3000 revised - Assurance Engagements other than Audits and
Reviews of Historical Financial Information’ (revised). issued by the International Auditing and Assurance Standards Board.

m} This year, full disclosure against the EPRA Sustainability Best Practice Recommendations can be found in the Sustainability
Progress Report 2023 at britishland.com/data.

Governance indicators
T T TAmmusiRepertand Accounts2023
Composition of the highest governance body Board's Executive and Non-Executive Directors pages 108 to 11
Tenures of Non-Executive Directors page 129

ghest g f cess for new Directors pa 0 .
Process for managing conflicts of interest Board procedure for managing conflicts of interest page 115

Nomin,aitii'ng;‘Ia;é]g_cting t-hé_fﬁé}re-smt_é_a\fernanéér body é;::)rpjointmen pro
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TEN YEAR RECORD

The table be ow sumrnarlges the Iast ten years results cash ﬂows and baiance sheets

Tne Briush Land Company PLC 00621320

Restmcd" RN; a'e:i”
2023 2022 2021 2020 2019 2018 207 2016 2015 2014
Em £m £m Em E‘rﬂ £m frn Erp Em - Fn_':_
§hmmar|§9d income statement‘ B _ _ L .
Gross rental income 493 493 509 560 576 613 645 654 €18 597
Net rental income T T aass 425 359 478 532 576 810 620 585 562
Net fees and other income 8 13 1 13 10 15 17 17 17 15
Net financing charges . am_ @go (03 (W (2h) 128  (8)  (180) (201 (202)
Administrative expense g8 B® (4 (74 (@D (83  (B6) (94  (88) (/B
Undetlying Profit 264 247 193 306 340 380 390 363 313 297
Exceptional costs
(not included in Underlying Profit) - - - - - - - - - -
Dividends paid 215 157 78 148 298 302 296 287 277 266
Summarised balance sheets’
Total properties at valuation® 8,907 10,476 9,140 n1zy 12316 13,716 13940 14,648 13,677 12,040
EPRA net debt  (3327) (3,397) (2.877) (3.854) (352D (3.973) (4,223) (4765 (4,918) (4,890)
Other assets and liabilities (293)  (273)  (22D) _ (N0) (148 (183 (219) 191 276 (123)
EPRA NTA/NAV (fully dJluted)b 5 487 6 206 5,080 7 213 8,649 9,560 9,498 10 074 9 035 7,027
Cash flow movement - Group only
Cash generated from operations 238 256 218 404 617 351 379 3 318 243
Dther cashflows frgm operatzohs 77777 ' 2 ToTam 69y  (29) 77(4) ' 2 8y 47 (33 (24)
Net cash inflow from - B I
operating activities 240 245 149 275 613 353 363 294 285 219
Cash inflow (outflow) fram
capital expenditure, investments,
acquisitions and disposals 26 (85) 910 {361 187 346 470 230 Ny (BBO)
Equity dividends paid @B Q55 (78 (208)  (298) (304) (295) (235) (228) _ (159)
Cash (outflow) inflow from h
management of liquid resources
and financing ) (339) 215 (1022) 232 (365) (404) (538) (283) 20 807
{Decrease) increase in cashs 14 (803 (39) (49) 137 [€))] - © (34) 7
Capital returns
Growth in net assets’ (19.4)% N9% A5 7% (16.8)% (9.5% C.7% (5.7)% N.5% 286% 17.8%
Total accounting return (16.3)% 14.6% (4.6)% (10)% (3.3)% 8.9% 2.7% 14.2% 245% 20.0%
Total accounting return -
pre-exceptional {16.3)% 14.6% (4.6)% (10 (3.3)% 89% 2.7% 142% 245% 20.0%
Per share information - - )
EPRA NTA/NAV per shara’ ' s88p 730p  651p  774p  90Sp  967p 915 919p  B29p  688p
Memorandum T - o
Dividends declared in the year ~ 22.64p 2192p 150p 16.0p 310p 300p 292p 284p 27.7p 270p
ledenc;is paid in the yea'r o ) 21’;.2577 16‘9%;3 84p  315p _305p 296p 288p 280p 273p  267p
Diluted egrnlngs 77777 T T o o o o N
Underlying earnings per share 28.3p 27.0p 18.0p 327p  349p 37.4p 37.8p 343p 306p 2%4p
IFRS (loss) earnings per share® (112.0)p 103.5p (108.0)p (10.0)p (30.0)p 48.5p 147p M9.7p 167.3p 110.2p

. Including rastatemant in 2016,

WG BN

including share of joint ventures and funas
Reoresants movement 1n ailuted EPRA NTA 10 2022 to 2021 ang movement in ailluted EPRA NAVY from 2020 to 2014
. ingluding surplus over book value of trading ana deveicomaent propertes

Financial Statemends for further information
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Rapresents movementin cash and ¢cash egurvalents uncer ‘FRS,
EFRA NTA s disclosed in 2022 to 2071 and EPRA NAV 15 disclosed from 2020 to 2014,
. EPRA NTA per share 1 oisclosea v 2022 to 2021 and EPRA NAVY peor snare 15 disclosea fram 2020 1o 2014,
. Prior year comparativas nave beon restated for a change in accounting policigs In resoect of retal cancessions and tenant deposits. Refer ta Nata 1 of the



SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2023

Number ‘Balance as at

2022/23 of noldings % _ 31 March 2023 %
1-1.000 C 3604 5690 1,320,348 014
1,001-5,000 1467 2316 3,305,541  0.35
5,001-20,000 483 763 4,823,778 0.51
20,001-50,000 199 214 6,262,074 067
50,001-highest 581 917 922,623,238 98.33
Total 78,334 100 938,334,979 100
woiertype i -
individuals “T4900 7878 8855061 094
Nominee and

institutional

investors 1344 2122 929,479,918  99.06
Total 6,334 100 638,334,879 100

1. Excluding 1,266.245 chares held in treasury.

Registrars

British Land bas appointed Equiniti Limited (Eguiniti) to
administer its shareholder register. Equiniti can be
contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 6DA

Tol: +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: shareviaw.co.uk
By registering with Shareview, shareholders can:

- view their British Land shareholding online
- update their details
- elect to receive shargholder mailings electronically

Equiniti is also the Registrar for the BLD Property Holdings
Limited Stock.

Share dealing facilities

By registering with Shareview, Equiniti also provides existing
and prospective UK shareholders with a share dealing facility
for buying and selling British Land shares online or by phone.

._7\ For more information, contact Equiniti at shareview.co.uk/

dealing or call 03456 037 037 (Monday to Friday
excluding public holidays from 8.00am to 4.30pm, or for
enqguiries fram 8.00am to 6.00pm). Existing British Land
shareholders will need the reference number given on
their share certificate {o register. Similar share dealing
facilities are provided by other bhrokers, banks and
financial seryices.

Webhsite 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 mores environmentally friendly and cost-effective
manner. Further information can be obtained from Shareview
or the Shareholder Helpline.

Ine 8ritish Land Company PLC 00821970

ShareGift

Shareholders with a small number of shares, the value

of which makes it unecenomic to sell them, may wish to
consider donating their shares to charity. ShareGift is a
registered charity (No. 1052686) which collects and selis
unwanted shares and uses the proceeds to support @ 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 recognition of his work building British Land into the
industry leading coinpany il is today, i John Ritblat was
appointed 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 WITH 70X

Telephone: +44 (020 7486 4466
Registered number: 621920
Waeabsite: britishland.com

Dividends

As a REIT, British Land pays Property Income Distribution
(PID} and non-Property Income Distribution (non-PID)
dividends. More information on REITs and PIDs can be
found in the Investors section of our website at
britishland.com/dividends

British Land dividends can be paid diractiy into your bank or
building society account instead of being despatched to you
by chegue. More information about the benefits of having
dividends paid directly into your bank or bullding society
account, and the mandate form to set this up, can be found
in the Investors section of our website at britishland.com/
dividend-faqs

Scrip Dividend Scheme

British Land may offer shareholders the opportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time.
The Scrip Dividend Scheme allows participating shareholders
to recelve additional shares instead of a cash dividend.

__% For more information please visit the Investors section
of our website at britishland.com/scrip-dividend-scheme

Unsolicited mail

British Land is required by law to make its share register
available on request to other organisations. This may result
in the receipt of unsolicited mail. To limit this, shareholders
may register with the Mailing Preference Service. For more
information, or to register, visit mpsonline.org.uk

Shareholders are &lso advised to be vigilant in regard

to share fraud which includes telephone calis offering

free investment advice or offers to buy and sell shares at
discounted or highly inflated prices. If it sounds tco 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 0800 111 6768.
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SHAREHOLDER INFORMATION cantinued

Tax
The Group efected for REIT status on 1 January 2007, paying
a £308m conversion charge to HMRC in the same year.

As a consequence of the Group's REIT status, tax is not
fevied within the corporate group on the qualifying property
rental business but is instead deducted from distributions

of such income as Property income Distributions (Pi0) to
shareholders. Any income which does not fall within the REIT
regime is subject to tax within the Group in the usual way
This includes profits on property trading activity, property-
related fee income and interest incomea

_% Further information on our Tax Strategy can be found in
the section Our Approach to Tax Strategy at britishland.
com/govearnance.

Forward-looking 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 historical facts. Such statements reflect current views,
intentions, expectations, forecasts and beliefs of British Land
concerning, among other things, cur markets, activities,
projections, strategy, plans, initiatives, objectives,
performance, financial condition, liquidity, growth and
praospects, 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 point in the future, the future tense, or the use
of forward-laoking’ terminclogy, including terms such as
‘believes’, ‘considers’, ‘estimates’, ‘anticipates’, ‘expects’,
Fforecasts', 'intends’, ‘continues’, 'due’, ‘potential’, 'possible’,
‘plans’, ‘seeks’, 'projects’, 'budget’, ‘ambition’, ‘mission’,
‘objective’, ‘goal’, ‘guidance’, ‘trends’, ‘future’, ‘outicak’,
'schedule’, ‘target’, ‘aim’, ‘may’, ‘likely to’, ‘will’, ‘'would', ‘could’,
‘shauld’ 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 our ability to control, predict or estimate Forward-
looking statements should be regarded with caution as
actual cutcomes or results, or plans or objectives, may
differ materially from those expressed in or implied by such
statements. Recipients should not place reliance on, and are
cautioned about relying on, any forward-lnoking statements.

Important factors that could cause actua! results (including
the payment of dividends), performance or achievements

of British Land to differ materially from any outcomeas and
results expressed or implied by such forward-looking
statements include, among other things: (8) general business
and palitical, social and ecanomic conditions globally, (b) the
consequences of the United Kingdom’s withdrawal from the
European Union, (c) 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, landiord
and tenant law, health and safety and taxation (in particular,
in respect of Britisih Land's status as a Real Estate Investment
Trust), (g) inflation and consumer confidence, (h) labour
relations and work stoppages, (i) natural disasters ang
adverse weather conditions, (j) terrorism and acts of war,

(k) British Land's overall business strategy, risk appetite and
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investrment cholces in its portfolio management, (1) legal

or othear proceedings against or affecting British Land,

(rm) reliable and secure 1T 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 conseguences of the Covid-19
pandernic, (s) changes in construction supplies and labour
availability or cost inflation and (t) the Ukraine conflict and
its impact on supply chains and the macroeconomic outlook,

The Company’s principal risks are described in greater detail
in the section of this Annual Report headed Principal Risks
on pages 51 to 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, shoutd therefore be construed
in light of all such factors

Information contained in this Annhuat Report relating to
British Land or its share price or the yield on its shares is not
a guarantee of, and should not be relied 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
l.and 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 represantation,
assurance, guarantee or warranty is given in relation to them
(whether by British Land or any of its associates, Directors,
officers, employees or advisers), including as to their
caompleteness, accuracy, fairness, reliability, the basis

on which they were prepared, or their achievement or
reasonableness. Other than in accordance with our legal

and reguiatory obligations (including under the UK Financial
Conduct Authority’s Listing Rules, Disclosure Guidance and
Transparency Rules, the UK Market Abuse Regulation, and
the reqguirements 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-locking 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 or solicitation ta sell or purchase any securities or other
financial instruments, nor shali it constitute a recommendation,
invitation or inducement, or advice, in respect of any
sacurities or other financial instrumeants ¢r any other matter.

The Annual Report has baen 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 liabitity is
expressly disclaimed.
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