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Presentation of financial information

Tna financial statemants for the year anded

31 Marcn 2023 Nave peen grecared o0 tne Mistorical
cost Dasit, oxcent for the revaluation of prooerties.
invest~ients classified as far value tarough profiv
or loss ana doerivatives. Tng finangiai statements
arc preoa-ed 11 accordance witn UK-adeptoo
nternatonal Accounting Standarcs and tne
relevant legal require™onts of tho Companies

Act 2006 {'FRSY Intne current financial yoar the
Grous nas cnanged acCounting Bohces in resoect
of contal concessons grantea to teaants and torant
deposits. Furtrer details on these accounting oolcy
changes in tna year nave peen disciosec in Note 1of
tne financial statements Other than the cranges

17 tNese two "espective accounting policies, afl
remaring accounting policies used are otnerwise
consistent witn tnose contaned in tne Grouo's
previous Annual Report and Accounts far the

year onced 31 Marcn 2022, 'n addition. t1e Grouo
nas agopted a numoer of munor amengdTents to

staidardgs effoctive 1n the year issued oy tne 1ASE
none of which have nad a matenal imoact on

the Grouo

Managemaont consigers (ng business orintially 01
a propertionally consoiaarac basis wnen selting
tae strategy. determining annual preritios, Ma<ing
mvastmant ang finarcing decisions and roviewng
pedforrance Trus inciuaes tno Growo's share of
jo1nt vestures and funcs on a line-oy-liIne basis and
excludes non-cantroling intarests in the Grouo's
subsidiaries. Tre Fmancial <ey performance
Indicators are also prasentaa on TS basis

Furtner analysis of the IFRS results nas been
disclosed 19 tag Financial reviow We supplement
aur FRS figures with non-GAAP measures, wacn
managoment usas intarnally. IFRS measures are
label na as sucn See our sunoblomentary disclosures
wmicn start on page 239 for reconcihiations, 1
Aeon to Note 2 (e financial statoments anc
tme giossa-y found at antisnlanc.com/g'ossary

integrated reporting

We ntegrate sacial ana enviresmontal Infermation
trrougncut thys Resort s lise with the International
Integrated Rooporting Framework, This reflects

how our industry-leasing Sustanaciity Strategy

15 Intagrated into cur Business. deavering lasting
vaiue for all our stakenolders We puilish addinanal
social ana environmental data rmogur Sustainab:lity
Progrsoss Repost found at britisnlana comdata
Thig Roepert was s.gnea off oy the Board

on 16 May 20232
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PLACES PEOPLE PREFER

QOur 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 Property Return [ ] Total Accounting Return Lol

Total Shareholder Return D Net Debt to EBITDA

(proportionally consolidated)

Committed andg near term
deveiopments
% of standing investments by floor area

Loan to value (LTV)
(proportionally consolidated) Long Term (rcentive Pran
ER Annual incentive Plan

Linxs to remuneration:

A
—7 Read more about our results and strategy on pages 11

—% Explanations for financial terms can be found in our glossary

at britishland.com/glossary

Non-financial
Environment
GRESB rating ¥m
5-star ceveopmens

4 "Sta r Standing Investmeants

Reduction iﬁ ehergy intensrityﬁ'
of Offices

22%

2022: 26%
EPC rated AorB
45%

0 of portfolio

2022: 36%

Social impact

Number of community initiatives

88

2022:103

Number of community beneficiaries

26,000

2022 24,000

Social value created?

£12.5m

No 2022 comparative

People

Staff engagemer;t

78%

2022:63%

Ethnicity pay gap
%

14.2%

2022 19.2%

génde?péy gapr
21.9%

2022:18.2%

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

1. Restatea for a change in accaunting polizies in roscect of rentai concessions and tonant Socosits as S1ec'osea 1t Mote 1 of the fimancs statemants 01 sag2 173

2. Detals of waat 15 includeg 0 tre so03! value cregted fgure can oo found o0 cage 73
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2023 PERFORMANCE HIGHLIGHTS

The 8ush Land Company PLC 00621220

Financial highlights

Underlying Profit

£264m

2022: £247m

IFRS profit after tax

£(1,039)m

2022: £965m’

EPRA NTA per share

588p

2022: 730y

Operational highlights

3. 4msan

leasing activity
2022.39m sq ft

646kg CO,e per sqm

avarage embodied carbon
in current office developments

2022: 678kg COe per sqm

Underlying EPS (diluted)

28.3p

2022: 27.0p’

IFRS EPS

(M1M2.0)p

2022:103.8p

Senior unsecured credit rating

A

2022 A

2.8%

ERV growth
2022 (VL2)%

1.8msan

committed developments
2022:1.7m sq ft

Dividend per share

22.64p

2022: 21920

IFRS net assets

£5,525m

2022 £6,768m’

Years until refinance date

3.0 yrs

2022: 3.0 yrs

capital activity
2022 £1.5bn

£1.7bn

profit to come from developments
2022: £2.0bn

1. Restated for a change in accaunting policies i respect of rental concessions and tenant deoosits as disclosed in Nata 1 of the financial statements on page 179

RBritish Land Annual Repcrt and Accounts 2023 3



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

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

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

on the exciting life sciences and
innovation sectors.

The British Lang Company PLC 00621920

OUR PORTFOLIO AT A GLANCE

We are consclidating our position

as the largest owner operator of

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

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

our stakeholders.

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

frragie 15 & (20

Multi-storey logistics,
thurrock

4 British Land Annual fepert and Accounts 2023

Retail & London Urban Logistics”
37% of portfolio by value

Retail Parks account for 61% of this segment of the portfolio
and we are the UK's largest owner and operator with c.8%
of the market.

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

We also own a smail, non core, portfolic of shopping centres
(c.8% of the Group’s partfolio), the largest of which is a S50%
share in Meadowhall shopping centre in Sheffield.

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

on Zone 1 and multi-storey developments within the M25.
Qur pipeline has a gross development value of £1.3bn te
deliver cne of London’s most environmentally sustainable
and centrally located urban logistics portfoiios. 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, 1ast mile logistics solutions
are increasingiy sought after due to their strong sustainability
credentials given they reduce large vehicle movements and
allow the use of e-vehiclas for the 1ast mile delivery to the
and customer,

1. Asof 1 Aon! 2023, tre Grouo renamed tae 'Retal & Fulfilment sperating
segment 'Retal & Londan Urnan Lagistics’. Refer to Mote 21 of tre
conschoated finanonial statermants for furter Mfaration.
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Campuses: 63% of portfolio by value

We are the leading owner and operator of Campuses
in the UK and with our unique mode! 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
close to key transport hubs and benefit from excellent
conneactivity. Since we own the space between our buildings,
we use our placemaking expertise to create an engaging
public realm and the right mix of amenities.

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

in sectors such as life scienceas, technology, engineering and
financial services, fostaring innovation and collaboration.

Sustainability is important to us and our customers -~ who
are lccking 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 offica space, of which 18m sq ftis already
committed. We are also increasing our exposure to life
sciences and are onsite to deliver 190,000 sq ft of lab
enabled space and have a pipeline of 1.9m sq ft.

We have four main Campuses in London:

Broadgate is a 32 acre office led Campus in the City

of London, with excellent connectivity, located next to
Liverpoo! Street Station and the racently 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 Liverpool Street
was odur first net zero development and was recently
shortlisted for the Stirling Prize for its outstanding design
credentials. We are currently on site at 1 Broadgate, a

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

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

it is uniguely positioned in the Knowledge Quarter, close

to a range of academic and research institutions including
University College London, the Wellcame Trust and the
Francis Crick Institute. The Campus has excellent transport
links with Eusten and Kings Cross stations nearby.

Paddington Central (s an 1 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 tocation and accessibility attracts a broad range
of corporates in financial services, telecormmunications
and technology. We have made significant investments

in the public realm and our latest development is the

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

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

The Canada Water Masterpian will deliver around 2m sag ft

of workspace, around Im sg ft of retail, leisure, entertainment,
education and community space, and around 3,000 new
homes, of which 35% will be affordable. It is home to
Printworks London, cne of the UK's leading cultural venues.
When complete, Canada Water is expected to have the

UK's largest collection of BREAAM Qutstanding buildings.

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

1. On average returns on our Campuses aver flve years have been argund 1% p.a. higher than stand alone buildings in surrounding areas,
2. Burlding Ressarch Establishment Ernvrgnmental Assessment Method BREEAM standards avm to rminimuse harmful carbon emissions, improve water Usage and
reduce material waste. The rating enables comparability between prajects and provides assurance on performance, auality and value of the asset.

Finsbury Avenue
Square, Broadgate

British Land Annual Report and Accounts 2023 5
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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 suppty chains hegan 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
giobal bond and equity markets, it also caused property
valuations in the UK to fail across all sectors, as yields
increased to reflect the higher interest rate environment.

[} British Land Annuat Report and Accounts 2623

Against this backdrop, the value of our portfolio has declined
by 12.3%, yvet we have delivered anather strong operaticnal
performance in FY23. We have a world class platfoerm and
are market leaders in subsectors where we benefit from
pricing power. Qccupational demand has remained high
demonstrated by strong levels of leasing this year and as

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

Qur balance sheet is strong. it gives us the resilience to
navigate turbulent markst conditions, while allowing us to
continude to invest in qur attractive deveiopment pipeline
and the opportunities now emerging in the market.



Strategy update

I am very pleased with the progress we have made in

the second full year of the strategy that we articulated in
early 2021. Occupaticnal 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 appreach is 2 programme of active capital
recycling. The sate 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 efsewhere.

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

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

we are repositioning our Regent’s Place Campus as a

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

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

We continue to make great progress towards the targets

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

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

is refiected in our discussions with both new and

existing customers.

To support 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 headiine 2030
Social Impact targets across employment, education
and affordable space.

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

Tne Betish Land Company PLC 00621220

Our people

Our people are critical to the successful achigvement of

our strategic objectives. We have listened and responded to
feedback from last year and I'm delighted that our November
employee survey demonstrated a high level of engagement
and widespread job satisfaction. We have also made progress
in delivering our Diversity, Equality & Inclusion Strategy,
ansuring 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 168%™ overall in the Sociat Mobility
Index. Accountability for British Land’s soctal mobility
ouleumes sits at Board tevel, but we could not achieve this
without our Employea Networks who hold us all to account
and do a brilliant job of representing colleaguas from a
wide range of backgrounds We have also exceeded the
recommendations on Board diversity made by the 2021
Parker Reviaw.

Concluding remarks

We continue to make good progress in execuling our
strategy. We believe in the strength of our Campus model,
Retaii Parks have emerged as the preferred format for
retailers, and we are making prograss on buitding out our
London Urban Logistics pipeline. ESG remains a key focus
and is integrated throughout our business.

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 aresult, we will maintain a disciplined approach o
financiaf 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 bbeen achieved once again in challenging circumstances.

TN 0&"9“

Tim Score
Non-Executive Chair

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

Thea Engineering & Design
Institute London (TEDRi-London),
Canada Water

LIFE SCIENCES
AND INNOVATION

8 British Land Annual Repert and Accounts 2023



London's Knowledge Quarter

The British Land Co™pany PLC 00621320

Relation Therapeutics,
Regent’s Place

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

also making good progress in establishing our Campus
model within the Golden Triangle (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

fnage s OO

London Urban Logistics

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

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

10
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Multi-storey Logistics,
Thurrock
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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
ecaonomic and political landscape. Although more recently the
oullook for the UK economy is improving, sentiment remains
fragilae. Against this backdraop, our business is performing well
operationally. We leased 3.4m sq ft of space, 15.1% ahead of
ERV and portfolio occupancy is high at 86.7%.

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

Higher interest rates have had an impact on property yields.
As a result, the value of our portfolic 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 yield pressure appears to be easing
and there are early signs of compression for retail parks.

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

We have high quality assets. a best in class platform, a strong
balance sheet, and through both development and capital
recycling we continue 1o see significant opportunities for
future value creation.

British Land Annual Report and Accounts 2023 n




CHIEF EXECUTIVE'S REVIEW continued

STRATEGY
AND BUSINESS
MODEL

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

Qur competitive strengths are:

Portfolio of high quality assets

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

of retail parks in the UK and we are building a unique
portfolio of centrally located and highly sustainable
Jrban logistics schemes in London.

Best in class platform

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

London expertise

The depth of our relationships with planning authorities,
contractors and other stakeholders in London, combined
with our extensive construction experience gives us an
unparalleled abkility to unlock value through development.

Sustainability

From FY 21 new developments have been net zerg carbon,
and we target BREEAM Qutstanding and EPC A. We forge
strong reiationships with local communities and authorities
and have a good track record of creating opportunities for
employment at our places.

Partnerships with investors

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

joint ventures.

Financial strength and discipline

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

Our values underpin everything we do

Bring your whole self Listen and understand

Be smarter together Build for the future

Deliver at pace

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

12 British Land Annuai Raport and Accounts 2023
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Our strategy and business model

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

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

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

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

Source value-add opportunities

We target value acquisitions and development
opportunities. This is underpinned by a strong balance
sheet and a disciplined approach to risk managemaent.

Develop and actively manage

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

Recycle capital

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

Sustainability

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



Strategic themes

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

Developments on our campuses

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

Best in class sustainable offices

We continue to see strong demand for medern, sustainable
offices on our campuses. Qccupiers 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 goals. Furthermore, at around 10%
of salary costs, rents are affordable. Costar research shows
that net absorption rates of new best in ¢lass 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
pased 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
cur developments and JL1. 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, Oxford
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 adjacent to it, is our first campus in Cambridge.

By the end of the year we will have delivered 190,000 sqg ft
of lab enabled buildings across the portfolio and our total
pipeiine 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 buitd connections and underwrite
new acquisitions.

Retail Parks

Retail parks are retailers’ preferred format, as they are

large and compatible with the way people shop, supporting
retailers’ omni-channel strategy, aliowing for c¢lick and coliect,
ship from store and in-store returns. Importantiy, they are
affordable and have an cccupancy cost ratio of 9%.

The Ratish Land Campany PLC Q0621820

Retall 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 difficuft 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 portfelio.

We like the retail park format and will continue to look

for acquisition opportunities where we can create value by
leveraging our scale and our expertise in asset management.
Most of our leasing deals are with national retailers who are
increasing their presence in the best located retail parks
while at the same time reducing their exposure 1o the high
street and secondary shopping centres. We have actively
targeted a broad range of customers including general
retailers, grocers, discounters and value retailers to

increase the resiliency of our cccupier base.

London Urban Logistics

There is an acute shortage of logistics space within London’s
M25. Demand is strong due to the long term growth of
e-commerce combined with rising consumer expectations for
priority delivery, and as a result, vacancy in Greater London is
2.3% and C.4% in Zone 1. This acute supply-demand imbalance
underpins the attractiveness of this market segment.

We have a development led approach and our pipeline has a
gross development value of £1.3bn. Qur strategy is to deliver
hest in class, environmentally sustainable multistorey and
Zone 1last mile urban jogistics schemaes that will appeal to

a range of occupiers. Last mile logistics solutions that allow
the usa 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 occupational fundamentals
drove 5.9% like-for-like net rental growth. This growth
combined with a firm grip on costs and increased fee income,
partly offset by higher financing costs, resulted in Underlying
Profit growth of 65.9%.

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, & 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 momentum this year and
leased 3.4m sq ft, 15.1% ahead of ERY, and as a result,
the cccupancy across our portfolio is high at 86.7%.

1 Bulding Resaarch Establishment Environmental Assessment Methaod BREEAM standards aim to minimise harmful carban emissions, improve water usage and
reduce matenal waste. The rating enables comparability between projocts and provides assurance on performance, quahty and value of the asset.

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

In Campuseas we leased 1.0m sq ft in the year and occupancy
is now 96.2%. Long term deals weare 11.0% ahead of FY22
ERV, 18.2% above previous passing and a further 106,000 sg
ft are under offer. This performance reflects the continued
demand for best in class sustainable buitdings located on
our campuses and includes significant renewals to Meata and
Credit Agricole, a pre-iet to Virgin Media as weli as 146,000
sq ft of deals in Storey our serviced offices product.

In our Retail & London Urban Logistics segment we had a
record vear of leasing with 2.4m sqg 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 majotity of this segment, occupancy increased to 98.8%
due to the attractive cccupational fundamentais. Retail Park
leasing was 1.2m 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 sg 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-channel compatibility.

Portfolio

Portfolio ERV growth was 2.8% in FY23. In Campuses, ERV
growth was 2.6% in the middle of our guidance range of
2-4%, reflecting particularly strong growth at Regents Place.
in Retail Parks, strong demand for the format, combined with
high occupancy rates resulted in ERV growth of 2.8% at the
upper end of our guidance range. In London Urban Logistics,
ERV graw by 22.4% sigmficantiy above our guided range

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

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

cur partfolio increased by 71 bps to 5 8%. Although this was
partially offset by the 2.8% growth in ERV, the vaiue of the
cortfolio declined by 12.3%. Campuses saw yields increase by
70 bps to 5.0% while, in Retail Parks yields were up by 71 bps
to 6.6%. London Urban Logistics saw a larger yield increase
of 187 bps to 4.6%. These assets are primarily valued on an
invastment rather than development basis. We are still
expecting attractive development IRRs of ¢.15% as cur
original appraisals assumed some of the cutward yield

shift we have now seen and theare has been very strang
rental growth cver the past year.

Qur portfolio outpearformed the guarterly MSCi All Property
total raturn index by 310 bps over the year. Our Central
London Campuses outperformed the gquarterly MSCI
benchmark for All Qffices by 40 bps, with Central London
outperforming Regional Offices in the period Our Retail and
t ondon Urban Logistics portfolio outpearformed the MSCH
Al Retail benchmark by 290 bps due to our exposure to
Shopping Centres and Retail Parks, which outperformed
ather MSCI Retall subsectors.

Developments

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

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

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, inciuding 186 homes and
121,000 sq ft of workspace, The Dock Shed which includes
181,000 sq ft of workspace as well as a new leisure centre
and Roberts Ciose which comprises 79 affordable homes.

We are on site with a 83,000 sq ft life sciences development
at The Priestley Centre in Guildford which will be a mix of
office and lab space. This 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 yet to be
committed. It includes 2 Finsbury Avenue which will deliver
best in class sustainabie office space at Broadgate, and the
baterhouse Western Expansion, adjacent to the Peterhouse
Technology Park, which will deliver Innovation and lab
enabled space in Cambridge. importantly, it aiso 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 legistics facilities.

Our medium term pipeline includes several other
devealopments, 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 recycling capital out of
assets where we have delivered the business plan, and
into opportunities where we can leverage our competitive
strengths in assat management, development and
placemaking to drive returns.

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

mainly from the sale of 75% of the majority of Paddingten
Central where we had created considerable value through
development, asset management and pltace 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 to British Land.

Since April 2022, we made acquisitions totalling £203m.
Wae acquired £14Bm of retail parks with a blended net initial
yield of 8.1% to further increase our market leading position
Qur acguisition of Peterhouse Western Expansion for £25m
extended our ownership at the Peterhouse Technology Park,
our first life sciences and innovation campus in Cambridgs.
Wea also acguired Mandela Way a development site for a
muiti-storey urban logistics facility for £22m. The site is
located in Southwark, the same borough as cur Canada
Water development, where we have strong relationships
with the local council,

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



As we 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
acquire 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 devetlopment pipeline underpins
our returns expectations and we will opportunistically recycle
out of mature office assets as well as non core assets such as
shopping centres.

Balance sheet

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

We maintain good relationships with debt providers across

a range of financing markets. This year, we completed £1.4bn
total financing on favourable terms, including margins in line
with our in place facilities; £1.2bn of this was new debt raised
with existing and new bank relationships. A loan of £516m
was arranged for Paddington Central in the first haif of the
yvear, alongside completion of the new joint venture, and in
the second half of the year in volatile market conditions we
signed £875m of facilities.

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

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

Sustainability

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

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

Our Greener Spaces pillar includes our ambitious 2630 Net
Zero targets for both our developments and our standing
portfclio. We are pleased with the ¢continued pregress we are
making, as sustainability hecomes even further embedded in
the day-te-day running of our business. Average embodied
carbon across our office development pipeline is 646 kg
COse per sgm, tracking ahead of the glidepath to cur 2030
target of 500kg COqe per sgm. Across cur managed poertfolio
the majority of our assets have a net zero plan and 45% of
our portfclio is now rated EPC A or B. This is up from 36%

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

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

4 star rating for Standing Investments. We also retained

our MSC| AAA rating and improved our ranking in the
FTSE4Good index by 7 percentage points 10 rank just
outside the top decile.

Outlook

Although more recently the outlock for the UK econcmy

has improved, continued macreoeconomic uncertainty
remains our central case for the next twelve months. The
upward yield pressure appears to be easing and there are
early signs of compression for retail parks. However, liquidity
in the investment market remains low so there is still some
uncertainty on the outlook.

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 affordakility of the
format combined with its omni-channel compatibility, will
continue to drive high occupancy. These strong cccupational
fundamentals underpin cur upgraded expectations of 2-4%
ERV growth for our retail parks. In Londen Urban Logistics,
we expect the acute shortage of supply to drive ERV

growth of 4-5%.

We are performing well operationaliy 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 macroecenomic backdrop in the UK was volatile in the
period. Geopolitical tensions, high infiation 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 unemployment at
3.8%. However, sentiment is fragile and the cutlook

remains uncertain.

London office market

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

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

the gap between ‘the best and the rest’.

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

to £17bn in FY22,

Life sciences market

Life sciences fundamentals remain strong, with take up
across the Golden Triangle totalling 1.4m sq ft in 2022
(calendar year), the highest figure in five years. Venture
capital funding also remained positive in 2022, with volumes
behind record levels achieved in 2027 but still 22% ahead

of 2020, further driving demand for space. Meanwhile,
vacancy in Londen 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 1evels, but ahead of prior years. As a
result of macroeconomic factors, Golden Triangle prime
yields shifted outwards by 25 bps to 4.25% at the end of

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

repurposing activity, demaonstrating the lack of avatlatle stock.
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Retail market

Occupational markets have continued to strengthen over

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

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

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

Logistics market

In London, the occupational market remained strong, Take up
year to date (calendar 2022} was 1.5m sqg ft and rents continue
to grow with prime rent now £35 psf. This reflects the strength
of demand for very centrally located space driven by the
growth of e-commerce and increased expectations for
priority delivery, requiring closer proximity to the customer.
As aresult, vacancy in Greater London is very low at 2.3%
and 0.4% in Zone 1.

However, as a very low yielding sector, sentiment across

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

DELIVERING AWARD
WINNING ASSETS

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

RIBA judge
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Awards

London Award Stirling Prize

Shortiisted
London Chent of
the Year Civic Trust
Award

Mational Award
Buiiding of the Year

Award (2021)

2022 awards unless othorwisc stated

UK Design Award'
Large Project {2021}

Structural Steel
Design Award (2021)

Green Building Project

of the Year (2021)

Commercial Property
Project of the Year
(2021

Praject of the Year
2021

Working Winner

CONSTRUCT Award
Projects Winner
{2021y

Simplicity Specialist
Finishes, Cellings
Winner

Highly Commended
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PERFORMANCE REVIEW continuead
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BUSINESS REVIEW

Total portfolio key metrics

vearanded T T T 31 Marcn 263331 March 263
Portfaiio valuation o T i ) ’ £8,898m  £10,467m
Cccupancy’ 96.7% 96.5%
Weighted average lease length to first break 5.7 yrs 5.8 yrs
Total property return (9.5)% N.7%
- Yield shift +71 bps (42) bps
- ERV mavement 2.8% (1.22%
- Vajuation movement (12.3)% 6.8%
Lettings/renewals (sq ft) over 1 year 2.6m 2.9m
Lettings/renewals aver 1 year vs ERV +15.1% +4 5%
Grass capital activity £1,2897m £1,478m
- Acquisitions £203m £747m
- Disposals E(748)m £0486)m
- Caplital investment £348m £246m
Net investment/{divestment) E(195)m £507m

©On a proportgnally consohdated basis including tne Group's share 6f 1Mt ventures and excluding nen-controlling Interosts

1. Where accupiers have entared CVA or adrministralion cut are still hable for rates, these are trested as occugind. f unts i administ-ation are treated as vacant.

then the ocoupancy rate would raduce from 96 73% 1o 96 4%,

Portfolio performance

vauaton tay

TTotal property Not aguival
Vawation movement mavement Yigid shify return
AL B! March 2023 S i e e _wes Lm
Campuses ' 5,650 37 26 +70 01.9)
Central London 5103 12 93 2.7 +71 (41X <3
Canada Water & other Campuses 456 (17.4) (G.2) +43 (6.6}
Retail & London Urban Logistics 3248 0.9 30 +72 (5.0)
Retail Parks 1,976 (10.2) 28 +71 {41
Shopping Centres 746 (7.6 1.2 +39 (0.3)
_London Urban Logistics o 263 {24y 294 487 (224 4E
Total - 7 7 77 7 "a,98 (12.3) 2.8 71 (9.5

Seo supplementary tavles far detailea breacdown

The value of the partfolio was down 12.3% driven by yield
expansion of 71 bps across the portfolio. This was partially
offset by positive ERV growth of 2.8%.

Campus valuations were dawn 13.1%, with our West End
portfolio down 1.3% and City portfolio down 14 8%, refiecting
yield expansion of 72 bps and 69 bps respectively. While

macroeconomic uncertainty has impacted investment markets,

occupational demand has remainad robust, particularly for
new buildings with strong sustainability credentials. We saw
ERV growth of 2.6% acrass Campuses, driven by the Wast
End wheare ERV's weare up 4 0% reflacting cur successful
feasing activity and tighter supply.

The value of our Retail Park portfolio feli by 10.2% in the year,
as yields increased by 71 bps to refiect rising interest rates.
Encouragingly Retail Parks saw positive ERV growth for the

20
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first time in five years, up 2.8%. The value of cur Shopping
Centres felt 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%,
daspite a strong occupational market. This was driven by
yield expansion of 187 bps as a result of rising interest rates.
The combination of strong occupational demand and acute
undersupply of the right kind of space in core London
locations drove ERY growth of 29.4%. These assets are
primarily valued on an investment rather than davelopment
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.



Capital activity

From 1 Aprii 2022
Purchases

Sales

Development Spend
Capital Spend

Ngtrlnvestment

Gross Capital Activity

The Bralsh Land Comeany PLC 00821420

Rotal &
Londen Urban
Campuses Logistics Total
o S fmo B em
33 170 203
71 (3%) (746)
255 7 262
S _As e 88
R _78y 183 (95
1,044 253 1,297

On a progortionally consalidated bass including the Group's share of jont ventures and axcluaing noa-controliing intorests

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

2 75% interest in the majority of our assets at Paddington
Central to GIC for £694m in Juty 2022. This was 1% below
September 2021 book value and represented a net initial
yield (NIY) of 4.5%. As part of the transaction agreement,
GIC were given options over two further assets at Paddington
Central, the development site at 5 Kingdom Street and the
Novotel at 3 Kingdom Street. The option at 5 Kingdom Street
has now lapsed and the option at 3 Kingdaom Street, which
enables GIC to acquire the asset at prevailing market value
via the first joint venture, is available for five years. British
Land continues to act as the development and asset
manager for the Campus, for which we earn fees.

We have progressed innovation opportunities including the
£25m purchase of the Peterhouse Western Expansion site to
the west of our holding on the Peterhouse Technology Park,
with consent for @ 90,000 sq ft office and lab building. This
acquisition represents an opportunity 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 Capitol Retail and

Leisure Park in Preston for £51.5m (NIY 8.4%), Solartron
Retail Park in Farnborough for £34.8m (NIY 7.7%), and
Westwood Retail Park in Thanet for £54.5m (NIY 8.1%).
All are dominant retail parks within their catchment, let
to a strong mix of retailers and benefit from excelient
accessibility. In addition, we acquired the DFS unit in
Cambridge for £7.4rm (NIY 7.1%), which sits immediately
adjacent to the B&Q we acqguired 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 dispesed 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 location in
Southwark, following the acguisition of Verney Road for
£31m in February 2022. Mandela Way is an excellent location
for a multi-storey, urban logistics scheme, close to the Old
Kent Road, the City and London Bridge, and in an area that
is popular with a range of third party logistics providers.

Regent’s Place
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PERFORMANCE REVIEW continved

CAMPUSES

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

Portfolio valuation {(BL share)

£5,650m

Qccupancy

96.2%

Weighted average !ease length to
first break

7.2 yrs

Total Property Return

(11.9)%

On a proportionally consolidated asis 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

Veér e;c‘i-ed . .
Partfolio Valuation
Qccupancy

Weighted average lease length to first break

Tota! property return
- Yield shift

- ERV growth

- Valuation movement

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

Tne Brnsh Lang Company PLC 00621920

31 March 2023 31 March 2022

£5,650m  £6,967m
96.2% 96.7%
7.2 yrs 7Ovrs
(M.9¥% 8.5%
+70 bps (1) bps
2.6% G.0%
{13.1)% 5.4%
1,037,600 1,654,000
777,600 1388,000
+11.0% +5.4%
+6.5% +2.5%

On 2 proeortionally consohdated pasis including the Group's share of joint ventures and excluding non-controlling interests

1 Like-for-ixe oxcludas the imeact of surrender premia, CYAs & admins and provisions for debtors and tenant incentives.

Campus operational review

Campuses were valued at £5.65hn, down 13.1%. This was
ariven by 70 bps yield expansion partly offset by ERV growth
of 2.6%. Lettings and renewals totalled 1.0m sq ft, with deals
over one year 11.0% ahead of ERV. Like-for-like income was
up B.5%, driven primarity by strong leasing, particularly

in Storey where we saw 146,000 sg ft of leasing activity
including 61,000 sg ft of renewals, representing 2 76%
retention rate. Across our Campuses, we are under offer

on a further 106 030 sq ft, 8.6% ahead of ERV. In addition,
we had 491,000 sq ft of rent reviews agreed 2.6% ahead of
passing rent.

Across our standing portfolio, we benefit from a diverse
group of high quality customers focused on financial,
corporate, science, health, technology and media sactors.
Occupancy is 86.2% and we have collected 100% of our

raent for the year. Qur recent customer satisfaction survey
was strong: we scored 4.3 out of 5 stars and 79% say we are
“the best” or "batter than most” other office providers based
on a survey of 53 office Facilitias managers.

Broadgate

Leasing aclivity 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 Mouse, covering 117,000 s¢ ft, which extended their
lease by five years to 2030, in this case, we have worked closely
with the customer to deliver energy efficient interventions
which progress our net zero plans and generate efficiencies
for Cradit Agricole, which is particularly important in the
context of higher energy prices. We are underway with
significant asset management initiatives at 199 Bishopsgate
totalling £35m, where we have taken the opportunity to
incorporate enargy 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 cencept,
opening a 14,000 sq ft flagship restaurant on the rooftop of
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100 Liverpool Strest. New additions such as this encourages
footfall to our campus which is benefiting from the opening
of the Elizabeth Line.

One of cur 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 usad 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 over 1,000 full time jobs

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

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

Regent’s Place

At Regent’s Place (excluding Storey), we have completed
195,000 sq ft of ieasing, all of which were long term, averaging
19.8% ahead of ERV. The most signhificant deal was the regear
to Meta at 10 Brock Strast covering 146,000 sqg ft. Occupancy
at the Campus is now 96.0%.

Ragent's Place is gaining momenturn as a life sciences

and innovation huky. Wa have already this year delivared
<.15,000 sq ft of lab space across two floors at 338 Euston
Road of which 5300 sq ft was let to Relation Therapeutics.
In addition one Aoor {33,000 sg ff) at 20 Triton Street will be
deliverad in July 2023, We have similar opportunities at othar
buildings on the Campus and are aiming to deliver 82,000 sq
ft of lab space at Regent's Place by the end of 2023 and
¢.700,000 sq ft by 2030, We are having positive discussions
with key life sgiences and innovation organisations in the
Knowledge GQuarter 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 social
programmes at Regent's Place have included partnering with
the Rebel Business School, with 58 participants attending

a training programme on how to start their own business,

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

Regent’s Place saw valuation declines of 14.1%, driven by
outward yield shift of 76 bps offset by ERV growth of 3.8%.

Paddington Central

Leasing activity at Paddington Central (excluding Storey)
covered 150,000 sq ft, on average 2. 3% ahead of ERV.
Occupancy on the Campus remains very high at 99.4%.

The most significant letting In the year was 83,000 sqg ft to
Virgin Media O2 at 3 Sheldon Square, which will become their
new UK Headquarters. The building is currently undergcing
an all-electric refurbishment, and the deal with Virgin Media
Q2 takes the building to 65% pre-let, ahead of completion in
February 2024.

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

We are part of the Paddington Life Science FPartnerships
Group led by imperial NHS Trust and are delighted that

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

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

Paddington Central saw valuation declines of 5.8% driven by
significant outward yield shift of 57 bps which was partially
offset by strong ERV growth of 9.7% reflecting the improving
rental tone in the wider Paddington area.

The Brtish Land Company PLC 00821320

Storey: our flexible workspace offer

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

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

when making workspace decisions.

We exchanged 146,000 sg ft of leasing in the year, 81,000 sg
ft of Lhese deals are renewals, representing a 76% retention
rate. This demonstrates that existing customers like the
space and want to commit to stay for longer. Storey
occupancy is 93% up from 86% at Q4 FY22, reflecting
continued success in securing renawals and minimising

void periods between customers.

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

1 Finsbury Avenue before taking additional space in the
neighbouring unit and at 100 Liverpool Streel.
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PERFORMANCE REVIEW continued

Canada Water

Following the sale of 50% of the Canada Water Masterplan in
March 2022, this Campus is now held in a 5050 joint venture
with AustralianSuper, Australia’s largest superannuation fund
The joint venture is cammitted to devealoping Phase 1 of

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

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

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 cut below.
We are targeting rents on the waorkspace of over £50 psf
and a capital value of around £1,000 psf on the residential,
which are both attractive relative to competing schemes
Residential sales for The Founding launched in January
and current reservations are above targeted pricing levels.

Reta i & rcs!ﬂeng\
saft L Werkspace fesure hames - Toual
1-3 Deal Porters Way
(A1), The Founding
(residential) 121,000 8,000 186 270,000
The Dock Shed (A2) 181,000 65,000 - 246,000
Roberts Close (K1 - - 79 62000
Total 302,000 73,000 265 578,000

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

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

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

79 affordable homes at Roberts Close (K1Y and have part
funded the 55000 sq ft leisure centre in The Dock Shed (A2)
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tn July 2022, we weare pleased that Southwark Councif
granted detailed planning permission for the Printworks,

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

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

of the Canada Water Masterplan.

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

that space.

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

30 bps cutward 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.



Tne Britisn Lang Company PLC 00621920

PERFORMANCE REVIEW conl/inued

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 amai-channel. Our London Urban Logistics portfslic is the newest
part of our business. We focus on multi-storey developments within
the M25 and oh repurposing assets in Zone 1 of London.
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Whiteley Retail & Leisure Park,
Hampshire

Portfolic valuation (BL share) Weighted average lease length to Lettings/renewals (sq ft) over 1 year
first break 1 8 ft
He ')
Occupancy' Total Property Return ERV growth

97.3% (5.0)% +3.0%

On a proportionally consalidated basis inciuding the Grouo's share of joint ventures.

1. Where cccublors have entered CY A or agdministration byt are still akle for rates, thase are treated as occupied If ualts In admimistration are treated as vacant,
then the occubancy rate for Retal would reguce from 97 3% to 96.8%.
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PERFORMANCE REVIEW conlinued

Retaii and Londoen Urban Logistics Key metrics

Yoarended .
Portfolio valuation o N
~ Of which Retail Parks

~ Of which Shopping Centres

~ Of which London Urban Logistics

Ccoupancy’

Weighted average lease length to first break

Total property return
- Yiald shift

- ERV growth

- Valuation movement

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

The British Lang Comoany PLC 00621920

3T March 2023 31 March 2025

£3,248m  £3,500m
£1,976m £2114m
£746m £800m
£263Im £319m
97.3% 96.3%

4.6 yrs 46 yrs
(5.03% 19.1%
«72 bps (973 bos
3.0% (2.8)%
(10.9)% 2.9%
2,395,000 2,196,000
1,808,000 1,523,000
+18.8% +2.8%
+5.3% (0.8)%

On a proportionally consolidated basis imcluding the Grouo's share of joint venturas ana excluding non-controling intergsts

1. Whnere occupirs have entered CVA or administralion but are still hadle for rates, tnose are treatoa as acaupiad. H units in adrumistration are teeated as vacant,

then the aecupancy »ate for Rotat woulg recuce from 97.39% to 96 8%.

2. Like-for-like excludes the imoact of surrender premia, CWYAS & admuns and proyistens for dettors and tenant incentives.

Retail & London Urban Logistics

operational review

Operational performance

We have achieved record leasing volumes this year with 2 4m
sg ft of deals signed, of which half was at our Retail Parks.
Deals completed over the year were 18.8% ahead of ERV

and 8.8% below previous passing rent. Occupancy is high

at 97.3% and 98% of F¥23 rent was collected. Like-for-like
income was up 5 3%.

Woeighted average lease length remained at 4.6 years.

We had 375,000 sq ft of rent reviews that were agreed
10% above passing rent. In total, we have 808,000 sqg ft of
deals under offer, 19.5% above March 2022 ERV. Our recent
customaer satisfaction survey was strong: we scored 4.4 out
of 5 stars and 75% say we are "the best” or "better than
most” other retail providers based on a survey of 725

retail store managers.

Retail Parks

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

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

at Glasgow Fort, where they doubled thair footprint and
28,800 sq ft to Poundland across two retail parks at Speke
and Denton. We continue 10 lease well to Aldl, with 40,000
sq ft let at Woking and Farnberough. In addition, we have
introduced new brands at our Retail Parks, including Pets
Corner at Whiteley and Black Sheep Coffes at Broughton,
who are due to open their first ever store on a retail park.
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Shopping Centres

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

Notable recent deals have included 9,300 sq ft to Watches
of Switzerland across Meadowhali and Scuthgate, Bath.

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

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

te Mountain Warehouse and MandM Direct signed part of
the former Debenharns unit, totaliing 48,500 sq ft, which will
be repurposed into office space for their new Headguarters

Footfall and sales are now close to pre-pandemic levels as

set out below:

3 Apni 2022 - 76 March 200F
Borchmark

I . - _Hof2019 sutperiormance’
Footfall
- Portfolio 95.6% 858 bps
~ Retail parks . 99.9% 284 bps.
Sales ' )
- Portfolio i0B.4% n/fa
~ Retall parks 109.1% n/a

1 Comparad to the cquivaiont wecks in 2013
2 Faotfall boncnmar« Sonngooarg



PERFORMANCE REVIEW continued

London Urban Logistics

in London Urban Logistics we've buiit a 2.9m sq ft pipeline
with a GDV of £1.3bn. We've made good progress in the year,
with 2.1m sq ft in planning. including planning consent
achieved at The Box at Paddington post year end.

Developments

TERVierd
Currant Cost to undor
8qft Value complete ERY offer
At 31March 2023 . Goo g _Em B M
Committed 1,817 648 488 65.7 251
Near term 1,800 245 247 85.0 -
Medium térm 8194
Total pipeline 11,811 893 1,435 150.7 28.1

On a proportionally consolidated basis including the Group's shara of jont
ventures (excent area which s snown at 100%)

Development pipeline

Value accretive developments are a Key driver of returns for
British Land. We target IRRs of 10-12% on our Campuses and
around 15% on our London Urban Laogistics developments.
Altogether, we expect our development pipeline to daliver
prefits of arcund £1.7bn. Our expearience has demonstrated
that some of cur best performing developments ara those
which warg progressed during periods of uncertainty because
they were delivered into supply constralned markets. Against
a backdrop of rising inflation and given broader market
uncertainty, development valuations were down 15.7% driven
primarily by outward yield shift and the disproportionate
impact that this has on residual land valuations,

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 cancealled
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
davelopments, We have built up excellent relationships with
Tier 1 contractors and throughout cur supply chain so we are
confident of placing mutually attractive contracts for our
naar term developments.

Wea are currently on site with 1.8m sa ft of space, which will
target BREEAM Outstanding (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 retail space
which we will let closer to completion, we are 46% pre-let or
under offer by ERV. Total development exposure is now 5.5%
of portfolio gross asset value with speculative exposure at

6 0% (which is based on ERV and includes space under
offer), within our internal risk parameter of 12.5%,

Tne British Lana Company PLT Q0621920

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 our Campuses,
including 1 Broadgate and Morton Folgate in London.

1 Broadgate (544,000 sq ft) is on track to be both BREEAM
Outstanding and NABERS 5. The office space is fully pre-let
or under option ta JLL and Allen & Overy, four years ahead
of practical completion, demanstrating the heightenad
demand for best in class, sustainable buildings. Norton
Folgate (335,000 sq ft) is on track to complete later this year
and we have let 14,000 sq ft to Raed 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 scurce
heat pumps, which will reduce opearational energy demand
by over 40% The building is aiready 65% let to Virgin Meadia
02, which signed 83,000 sq ft for their UK Headquarters in
February 2023,

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

35 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 new leisure centre and Roberts Close comprises 79
affordable homas. We are targeting BREEAM Qutstanding on
all the commercial space, BREEAM Excellent on retail and a
minimum of HGM One 4*? for private residential. The London
Borough of Southwark witl take ownership 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
schema. It comprises 199 premium apartments with 19.000
sq ft of office space and 8,000 sq ft of retail and leisure
space. It is well located, adjacent to Aldgate East and
batween the Crossrail stations at Liverpoco| Street and
Whitechapel Completion is expected in Q2 2024.

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

T MABERS measures 1o energy officensy walor Usage. waste manage~anr aact ingonr gauironmeant cuality of 2 bulc g or tenarcy and its 1mnact o0

tne enviroamant

2 The Porme Quahity Mark s an ingesandently assessed cort Scatian scre™e £ ngw 10res, witn @ simong stgs (aheg 0asas on @ are’s Qesign, Corstruction aag
sustamanility Every fo~o wits an HOM cartifoate ~aeots stancaras {nat a2 sgaficastly rigner tnan muimum stangards suen as Builcing Regulations.

32 British Land Annual Report and Accounts 2823



Committed Developments

As at 31 Marf:hg?i!ﬂ Sactor

The Priestley Cantre © 7 Office
Nerton Folgate Office

3 Sheidon Square Office
Aldgate Place, Phase 2 Residential

1 Broadgate Office
Canada Water?

Roberts Close (Plot K1) Residential
1-3 Deal Porters Way (Plot AT) Mixed Use
The Dock Shed (Plot AZ) Mixed use

Total Committed

" BL Share

100

100
25
100
50

100% s ft
000

83

335
140

137
544

The Brntish Land Company PLC 00621920

£RY

PC Calendar Forccast IRR | Robased IRR
S Yew o Emo W
Q4 2023 3.2 14 21
Q4 2023 238 5 14
Q12024 2.5 15 17
Q2 2024 6.4 8 10
Q2 2025 207 7 12
Q3 2023 -
Q4 2024 36 blended blended
Q42024 b5 013
£5.7

1. Estimated headling rental valua net of reat payaole undor nead leases (excluding tenant incentives)
2. The London Borough of Southwark has confirmed they will not be investing in Phase 1, but retain the right to participate in the development of supsequent plots

up to a maximum of 20% with their returns pro-rated accordingly.
3 Forecast IRRs reflect the fand value at the point of commitments,
4. Rebased IRRs reflect current site values.

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

Near Term pipeline

Our near term pipeline covers 1.8m sqg ft. The largest schem
is 2 Finsbury Avenue, where we have planning consent for
a 747,000 sq ft best in class, sustainable office building at
Broadgate. Although the develocpment 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 fi of innovation and lab enabled
space and we expect to commence start on site in the next
few months.

Gur near term pipeline also includes our first three London
Urban Logistics developments. We recently achieved
planning consent for a new 121,000 sq ft underground urba

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 sg ft and Euston Tower, totalling

571,000 sq ft, where we have an exciting opportunity to
deliver a highly sustainable innovation and fab enabled

buitding in Londen’s Knowledge Quarter.

=]

London Urban Logistics opportunities account for 2.9m sg ft

of near and medium term opportunities. This includes Thurrock,

where we have submitted plans for a 644,000 sq ft two-

storey logistics scheme east of London and Enfield where
we have submitted plans for a similar two-storey logistics
scheme totalling 437,000 sq ft. At Hannah Close in Wembley,
there is potentia! to deliver 668,000 s5q ft of well located,
multi-storey urban logistics space, within the M25 and we

will be submitting planning for a last mile logistics hub at

Finsbury Square in the City of London later this year.

(2]

logistics hub at Paddington Central called The Box, which we

expect to commence in Q4 2023, The scheme has a further
21,000 sqg ft of consented office space above it. We also
submitted planning for two multi-storey, last mile logistics
hubs at Mandela way and Verney Road in Southwark,
totalling 344,000 sq ft. These schemes have IRRs of above
20% and will provide fiexible space for a range of customer

S
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Canada Water Dockside

e 1
iage s a TG

CANADA WATER
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Printworks London,
Canada Water

Printworks Park,
Canada Water

tmagea s a O/

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

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

of workspace, around 1m sq ft of retail, feisure,
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 ended

Underlying Profit?s £264m E247m
Underlying earning per share”? 28.3p 27.0p
IFRS (loss)/profit after tax £(1,039)ym £965m
Dividend per share 22.64p 21.92p
Total accounting return? (16.3)% 14.6%
EPRA Net Tangible Assets o T
per share’? 588p 730p
EPRA Net Disposal Value

per share?? 606p 708p
IFRS net assets £5,525m £6,768m
LTvA3s o T 3e0%  32.9%
Net Debt to EBITDA (Group)®”’ 6.4x% 7.9x
Met Debt to EBITDA

(proportionally consolidated)s? 8.4x 9.7x
Weighted average intarest rate 3.5% 2.9%
Fitch unsecured credit rating A A

1 Priar year comparainves nave poen restated for a cnange 'n atcounting
policies 1n ressoct of raatal concessicns ara tenant deposits (as cisclosod
11 Note 1 of tne financal statements)

2. Sca Note 2 witqun financial statoments for aefinitios and calculatian,

3 See Table B withun supplementary cusclosures for recenciliations to
IFRS maotrics,

4. Sen Note 17 within t2e financial statamiants for gefimblion, racutatan ang
reforence to 'FRS metres

5. On a croportionally consahcatea 0asis inclucing the Grouc s snare of [oint
ventuses and cxclud N Non-controiling INjorests

& EFRA Lgan to value 1s gd.sclosed i Taole E of tre fnaaciai statements

7. Net Deot to E8.T0A o1 3 Group D35S DXTIUdes “om-rocoucea and joint
venture Borrowings, and includes cistrioutions from ot ventures ang
ASN-FACOLISE $OMD3NES
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Overview

Opaerational performance continued to improve driven by
strong like-for-like rental growth and our focus on cost
cantrol. Underlying Profit was up 6.9% at £264m, while
Underlying earnings per share (EPS) was up 4.8% at 28.3p.
Based on our policy of setting the dividend at 80% of
Underlying EPS, the Board has proposed a final dividend

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

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

on the derivatives hedging the interest rate on our debt.

Overall valuations have fallen by 12.3% on a proportionally
consolidated basis, resulting In a decrease in EPRA NTA per
share of 19.5% . Including dividends of 23 20p per share paid
during the year, total accounting return was -16.3%.

Laan to value (LTV) on a propartionally consolidated basis
increasad by 210 bps from 329% at 31 March 2022 to 36 0%
at 31 March 2023, reflecting the valuation deciines noted
above and capital expenditure on our committed pipeline.
This was partiaify offset by the sale of a 78% interest in

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



Group Net Debt to EBITDA decreased by 1.5x to 6.4x,
and Net Debt to EBITDA on a proportionally consolidated
basis decreased by 1.3x to 8 4x, improving as a result

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

We completed £1.4bn (£0.9%bn British Land share) of financing
activity in the year on favourabkle 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 ts joint ventures. For British Land, we agreed
£375m of new revolving credit facilities (RCF), all for initial

5 year terms, as well as the extension of a further £100m
RCF, and agreed with Homes England the continuation of the
£100m loan facitity 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 ican facility for Canada Water, Phase 1and

for the Paddington joint venture we completed a £515m

loean for Paddington Cantral.

Our 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 en our
interest costs is limited by our hedaing 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 § years.

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

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

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

-

Underlying Profit for the year ended
31 March 2022

e 247

Like-for-like net rent o 2
CVAs, administration and provisions for debtors
and tenant incentivas -

Net divestment ()
Developments 12
Met finance costs & fee income _ .3
Underlying Profit for the yei;; ended

31 March 2023 264

1. Prior year comparatives nave been restated for a chango 1n accounting
policy in respect of rental concessions (as disclosod In Note 1 of the
financial statoments).

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

to rising market rates.

The British La~d Company PLC QQ621920

Net capital activity decreased earnings by £11m in the year.
This reflects 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 resulted ina £9m increase to earnings.

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

Presentation of financial information and alternative
performance measures

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

Management considers the business principally on a
proportionally 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 statement and summary balance

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

Management uses & 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 meniters Underlying Profit as it is an additional
informative measure of the underlying recurring performance
of cur core property rental activity and excludes the non-
cash valuation movement on the property portfolio when
compared to [FRS metrics. It is based on the Best Practices
Recommendations of the European Public Rea! Estate
Association (EPRA)Y which are widely used alternate

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

Management monitors EPRA NTA as this provides a
transparent and consistent basis to enable comparison
between European property companies. Linked to this,
tha 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 (preoportionally consolidated) and Net Debt

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

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

Income statement

1.1 Underlying Profit

Underlying Profit is the measure that we use to assess
income pearformanca. This is praesented below on a
proportionally consolidated basis. Mo company adjustrents
were made in the current year to 31 March 2023, In the year
to 31 March 2022, 2 £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 adjustad item.

3?March N 731 ’q;rc;\
2023 2022
Yearenged . _ . . _ Secven Em oM
Gross rental incame 493 493
Property operating expenses - 7 (47) (68)
Net rentalincome 12 446 425
Net fees and other income 18 13
Administrative expenses 1.3 (893 (89)
Net financing costs 1.4 {111) (102)
Underlying Profit i 284 247
Underlyingtax @  a
Non-controlling interests in
Underlying Profit 1 2
EPRA and Company adjustments’ Lo GBen 72
IERS (loss)/profit aftertax 2 (1,039) 965
Underlying EPS 11 283p 270p
IFRS basic EPS 2 (M2.0p 103.8p
Dividend per share 3 22.64p 21.92p

1 Prgr year comoaratives nave bacn restated for @ change m accaunting
policy In raspact of reatal cancessions (as disclosea in Note Tof the
flaanaial statements).

2. EPRA agyustmoents consst of investment and develapment oroperty
revaluations, gains/1osses an invest-ient and trading oroperty disposals,
crariges in the fair valug of fimanciat mstruments. associated clgse cut casts
and related deforred Lax. Company adjustments consist of tems which aro
considered to be unusual and/or ssigruficant oy wvrrtue af tnar size or nature,
Tneso items aqe presontea in the capital and other' column of the
consohdated income statemaent,

1.2 Underlying EPS

Underlying EPS was 28 3p, up 4.8%. This reflects the
Underlying Profit increase of 6.9%, offset by the £5rm increase
in Underiying tax charge compared to the prior year, This
reflects @ £1m Underlying tax charge in the year compared

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

1.3 Net rental income

em

Net rentai income for the year ended 31 March 2022 425

Disposals (253
Acquisitions 12

Developments 13

Like-for-like net rent 21

CWVAs, administrations and provisions for debtors and

tenant incentives -

Net rental income for the yeat ended 31 March 2023 446

1 Bror year compa-atives nave oeen restatea for a change inaccouniing
wolicy in rasoect of rental concessiors (as disclased in Note 1 of tne
financial statgrments)
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Disposals of income producing assets over the last

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

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

Like-for-tike net rental growth across the portfolio was 5.9%
in the year, adding £2¥mn 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 Liverpoo! Street and Orsman Road which are
now fully tet; lettings at our newly refurbished buildings,
including Braze at Exchange House; as well as the impact of
rent reviews with dentsu at 10 Triton and Metla 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 £6m credit recognised in the year. We've made good
progress on prior year debtors; the £72m of tenant debtors
and accrued income as at 31 March 2022 now stands at
£23m, primarily driven by cash collection and negotiations
with cccupiers. As of 31 March 2023, tenant debtors and
accrued income totalled £48m of which £36m (or 75%)

is provided for.

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

1.3. Administrative expenses

Administrative expensas 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-like rental growth, increasea
occupancy reducing void costs, tight cost control and

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

1.4. Net financing costs

et

Net financing casts for the year ended 31 March 2022 (102}
Net divestment 2

Developments M
Market rates 8
Financing actvty_ @
Net financing costs for the year ended 31 March 2023 (111}

Net financing costs increased overall by £8m (n the year.
Met divestment reduced financing costs by £2m; disposals
of £1.2bn aver the last 24 months reduced costs by £5m,
partially offset by acquisitions made over the same period.
Developments increased financing costs by £€1m, as intergst
is no longer capitalised on funds drawn for developments
completed in the prior year.



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

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

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

2. IFRS loss after tax

The main differences hetwesn IFRS foss aftar lex 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 ang 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

Other non-current assets _

Other nat current liahilities
Adjusted net debt
Other non-current liabilities

EPRA Neot Tangible Assets

EPRA NTA per share _ _ _
Non-controlling interests
Other EPRA adjustments®

IFRS net assets

FTho British L ana Company PLC 006216820

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

basic EPS was (112.0)p, compared to 103.8p in the pricr year.
Tha IFRS loss after tax for the year primarily reflects the
downward valuation meovement on the Group’s properties

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

the interest rate on our debt) and the Underlying Profit

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

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

3. Dividends

Our 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
2023 to shareholders on the register at close of business on
Friday 23 June 2023. The dividend will be a Property Income
Distribution and no SCRIP alternative will be offered.

31March 2023 3! March 2022
Ern

o _Section Em Em

8,907 10,476

o w104

T 9,048 10,580
(290) (318)

6 (3,221) (3,458)
- 50) il

e e 5487 6806
T T 588p  730p

R e i st
, 25 (53

T T 5 5,525 6,768

Proportionally consolidated basis

1 Prior year camparatives have been restated for a change in accouniing policies in respect of rental cancessions and tenant deposits (as disclased in Mote 1 of the

financial statemaents).

2. EPRA Mot Tangible Assets NTA is a proportionally consclidated measure that is based on IFRS net assets excluding the mark-to-market an derivatives and
refated debt adjustments, the carrying value of intangiblos, Fhe mark-ta-market on the convertible bonds, as well as deferred taxation on property and denvative
valuations, The metnc includes the valuation surplus on trading properties and 1s adjusted for the dilutive impact of share options. Detalls of tne EPRA adjustments

arcincluded in Tabie B within the supplementary disclosures.
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4, EPRA Net Tangible Assets per share

penca

EPRA NTA per share at 31 March 2022'

730
Valuation performance (147>
Underlying Profit 28
Dividend  _  _ . €23)
EPRA NTA per share at 31 March 2023 ] 588

1. Prior year comparative nas boen restated for a change in accounting policigs
in respect of rental concessions and tanant deposits (as disclosed in Notc 1 of
the Binancial statements)

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

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

Valuations in Retaill & London Urban Logistics were down
10.9% overall, with outward yield shift of 72 bps and ERVs
up 3.0%. Retail Parks fell by 10 2% in the year, driven by
yield expansicn of 71 bps, although offset by positive ERV
growth. up 2.8%. Shaopping Centres yields expanded by 39
bps whilst ERVs were up 1.2%. London YUrban LLogistics saw
viald expansion of 187 bps but the combination of strong
occupational demand and acute undersupply of space

has driven ERV growth of 29.4%.

5. IFRS net assets

IFRS net assets at 31 March 2023 were £5,525m, a decrease
of £1,243m from 3) 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’

Adjusted net debt at 31 March 2022
Disposals 732

Acquisitions {173)
Developments (278)
Capex (asset management initiatives) (51)
Net cash from operations 240

Dividend (213)
Other L B )
Adjusted net debt at 31 March 2023 (3,221

1 Agjusted net debt 15 & proportonaliy consalidated measure [t represents
the pancipal amount of gross deot, less cash, short term deposits and liquid
investments and 1s used in the calculation of prooortienally consolidateg
LTV and Net Deot to EBITDA. A reconciiation between tne Group net gelbt
as disclosed in Note 17 ta the financial statements and adjusted net debtis
included in Tatle & withia the supalemettary aisclosures.

Dispasals net of acquisitions decreased debt by £532m
whilst development spend totalled £2786m with a further
£5tm on capitat expanditure related to asset management on
the standing portfolio. The value of committed developments
is £648m, with £488m costs to come. Speculative development
exposure is £.0% of ERV (inciludes space under offer). There
are 1.8m sq ft of developments in our ngar term pipealine with
anticipated cost of £947m.
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7. Financing I I

e L © " orup | eroportionclly consoliated
o . _ _ B1Mar2023 I Mar2022  F1Mar2023 S Mar 2022
Net debt/adjusted net debt? T £2,065m £2504m  £3,221m  £3,458m
Principal amount of gross debt £2,250m EZ2,562m £3,448m £3.648m
Loan to value® 27.4% 26.2% 36.0% 32.9%
Net Debt ta EBITDA 6.4x 7.9% 8.4x 9. 7x
Weighted average interest rate 2.9% 2.4% 3.5% 2.9%
Interest cover 5.4x 5.6x 3.4 3.5x%
Weighted average maturity of drawn debt 5.6 years 6.6years 5.9years 6.9 years

1. Prior ycar camparatives have been restated for a change in acceunting nolicy in respect of rental concessions and tenant deposits (as disclosed in Note 1 of the
financial statements).

. Group data as prosented in Nota 17 of the financial statements, The wiuputbortally conscligated higures 1nctude the Group's share of joint ventures’ net debt and

represants tho principal amount of gross debt. less cash, short term deposits and hguid investments.

Nota 17 of the fimancial statements sets out the cateulation of the Group and proportionally consolidated LTV and Net Degt to EBITDA

MNet Dot to EB:TDA on a Group basis excludes non-recourse and joint venture borrowmgs, and includes gistrioutions from non-recourse companies and

~N

aow

joint ventares,

At 31 March 2023, our proportionally consolidated LTV was
26.0%, up from 32 9% at 31 March 2022, Disposals in the year,
primarily the sale of a 75% interast 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 acquisitions in the year which
added 110 bps.

Our proportionally consolidated Net Dabt 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 ratic decreased
from 7.9x to 6.4x.

Cur weighted 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 haif 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 haif
of the year, as market rates (SONIA) continued to rise, our
interest rate caps limited the additional impact on eur cost
of debt.

We maintain goaod long term relationships, and seek to
develop new relationships, with debt providers across the
markets. Dyring recent volatile market conditions, we have
contirued to rajse funds on good terms for bath 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 facilities,

For British Land, we arranged several new and extended
bitateral unsecured revolving credit facilities (RCF}) during
the last six months: in October we renewead a £100m RCF;

n 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 thase provisions, we also extended
ancther £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 foliowing the formation of the joint venture

A £150m Green loan facility to support the development
costs of Canacdla Water Phase 1 completed in March this year
for our joint venture. National Westminster Bank and Crédit
Agricole Corporatg & Investment Bank provided the loan
and the related interest rate hedging, and acted as Mandated
Lead Arrangers and Green Loan Advisers. The loan for

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

The offices are targeting BREEAM Qutstanding and the
private residential is targeting HGM 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 lcan for
the Paddington joint venture, secured on its assets. A club
of three banks, DBS Bank Limited, London Branch, Oversea-
Chinese Banking Corporation Limited, and SMBC Bank
International PLC and affiliates provided the lcan and the
related interest rate hedging which completed in July.

As a resuit 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 reguirement
to refinance until early 2028.

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

Fitch Ratings, as part of their annual review in August 2022
affirmed all our credit ratings, with a stable cutlook; senior
unsecured credit rating ‘A’ long term IDR "A-" and short term
DR ‘F71".

Our strong balance sheet, established and new lender
relationships, access to different sources of finance and
flexible liquidity enakle us to deliver on our strategy.

-

Bhavesh Mistry
Chief Financial Officer

British Land Annual Report and Accounts 2023 41




The British Land Company PLC 00621920

FINANCIAL REVIEW continued

£xchange Square,
Broadgate
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FINANCIAL POLICIES AND PRINCIPLES

FINANCIAL STRENGTH

AND BALANCED

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

Leverage

Our use of debt ang equity finance balances the benefits

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

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

fand excluding any non-contrelling interests). At 31 March
2023, proportionally consclidated LTV was 36.0% and the
Group measure was 27.4%. The ratio of Net Debt to EBITDA
is also @ measure of leverage, based on earnings rather than
valuations and we Consider this on both a proportionally
consolidated basis and Group basis (excluding non-recourse
borrowings). At 31 March 2023, our proportionally consolidated
Net Debt to EBITDA was 8.4x and the Group measure was
6.4x. Our 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 cur
approach to leverage based only on changes in preperty
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. Cur approach to debt financing for British
Land is to raise funds predominantly on an unsecured basis
with our standard financial covenants {set out on page 45).
This provides flexibility and low operational cost. Our joint
ventures that choose to have external debt, and Hercules
Unit Trust, are each financed in 'ring fenced’ structures
without recourse ta British Land for repayment and are
secured on their relevant assets. Presented on the following
page are the five guiding principies that govern the way
we structure and manage debt.

APPROACH

Monitoring and controlling our debt

We manitor our debt reqguirement by reviewing current and
projected borrowing levels, available facilities, debt maturity
and interest rate exposure. We undertake sensitivity analysis
to assess the impact of proposed transactions, movements in
interest rates and changes in property values on key batance
sheaet, liquidity and profitability ratios. We alsc consider the
risks of a reduction in the availability of finance, including a
temporary disruption of the financing markets. Based on our
current commitments and available facilities, the Group has
no requirement to refinance untii early 2026, British Land’s
undrawn facilities amecunted 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

te 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. Cur debt
finance is raised at both fixed and variable rates. Derivatives
{primarily interest rate swaps and caps) are used to

achieve the desired hedging profile across proportionally
consolidated net debt. As at 31 March 2023, the interest

rate on our debt is 97% hedged for the year to March 2024,
On average over the next five years we have interest rate
hedging on 76% of cur 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

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

CUrrency exposure,
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Our five guiding principles
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1. Diversify our sources of finance

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

to deit providers, and in the last five years we have arranged £4 1bn

(British Land share £3 2bn} of new finance in unsecured and secured
loans and US Private Placements, including £1.5bn of Green/ESG-
linked finance. We also have existing long-dated debentures and
securntisation bonds. A European Medium Term Note programme

s mantamed [0 enabie us to access the Sterling/Euro unsecured
hond markets, where we have one outstanding Sterling bond, and
our Sustainable Finance Framework enables us to issue Sustainable,
‘Green' and/or Social finance, when it 1s appropriate for our business,

£3.4bn in over 20

total drawn debt (proporticnally  debt instrumaents
consolidated)

L2_ Phase maturity of debt portfolic

The matunty profie of our debt is managed with a spread of
repayment dates, currentiy betweaeen one and 15 years, reducing our
refinancing risk in regard to timing and market conditions As a result
of our financing and capital activity, we are ahead of our preferred
refinancing date horizon of not iess than two years, In accordance
with our usual practice, we expect to refinance facities in advance
of thair maturities.

5.9 years

average drawn debt maturity {proportionally consolidated)

1 3. Maintain liquidity

in addition to our drawn debt, we aim atways to have a good feval

of undrawn, committed, unsecured revotving bank facilities. These
facilities provide financial hquidity, reduce the need to ho'd resources
i cash and deposits, and minimise costs ansng from the difference
betwean borrowing and deposit rates, while imiting credit exposure
We arrange thesa revolving credit facilities «n excess of our commitied
and expected requirements to ensure wea have adequate financing
avaiiability to support business requirements and naw cpportunities.

£1.8bn

undrawn facllities

(4. Maintain flexibility

QOur facilities are structured to provide valuabie flexibility

for mvestment activity execution, whether sales, purchases,
developments or assel managemeant inibatives. Unsecured ravelving
credit facikties provide full operational flexibility of drawing and
repayment (and canceliation if we raquire) at short notice without
additional cast, These are arranged with standard terms and fnancial
covenanis and generally have initial maturities of five years (with
extension options). Alongside this, our secured term debt in long-

standing debeniures has good asset security substitution rights,
where we have the ability £0 move assets in and out of the securnty
pool, as required for the businass

£2.1bn

total facilities

LS. Maintain strong metrics

We use both debt and equity fnancing We manage LTV through the
property cycle such that our financial position would remain robust
in the event of a significant fali in property values and we do not
adjust our approach to leverage based only on changes in property
market yields

We also consider the 2arnings-based leverage metnic of Net Debt to
EBITDA on & proportionally consohdated basis and on 2 Group basis
{which s the ravo principally considered as par: of our unsecured
credit rating).

Qur interest rate profite 1s managed separate’y from our debt, within

appropriate ranges cf hedged debt aver a five-year period and the
tonger term as set by the Board.
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we maintamed our strong senior unsecurad credit rating "A' long
rerm IDR crad it rating "A-", and short term IDR credit rating F1,
affirmed by Fitch during the year with Stable outlook

36.0% 8.4x A

LTV Net 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
Placements with maturities up to 2034; and the

Sterling unsecured bond maturing in 2029,

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

Unsecured borrowings and covenants

There are two financial covenants which apply across all of
the Group’s unsecured Jdebl. 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
the unsecured debt of the Group. The Unencumberad Assets
of the Group, not subject to any security, stood at £3.9bn as
at 31 March 2023,

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

of surplus cash after payment of interest. In addition,

while investments in joint ventures do not form part

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

the Group.

Secured borrowings

Secured debt with recourse to British Land is provided by
debentures with long maturities and limited amortisation.
These are secured against a combined pool of assets with
common Covaenants; the value of the assets is reqguired to

Unsecured financial covenants

As_ at: 31 Ma%‘ci{u ) _:j:ﬁ-—
Nt Borrowings to Adjusted Capital and Reserves

Net Unsecured Borrowings to Unencumbered Assets

Tre British Land Company PLC 00621920

cover the amount of the debenlures by a minimum of 15
times and net rental income must cover the interest at least
once. We use our rights under the debentures to actively
manage the assets in the security pool, in line with these
cover ratios.

Hercules Unit Trust has twe bank foans maturing in
Decembar 2023 arranged for its business and secured

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

We continue to focus on unsecured finance at a Group lavel.

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 requirements of the business of each entity.

The securitisations of Broadgate (£1,099m} and Meadowhall
(£482m) have weighted average maturities of 7.9 years and
6.3 years respectively. The key financial covenant applicable
is to meet interest and scheduled amortisation (aquivalent to
one times cover); there are no LTV default covenants. These -
securitisations have quarterly amaortisation with the balance
outstanding reducing to approximateiy 20% to 30% of the

original amount raised by expected final maturity, thus

mitigating refinancing risk.

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

The Paddington joint venture has a secured £515m bank loan
which includes LTV and interest cover 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 E160m loan
which inciudes LTV and interest cover ratio covenants.

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

CT2033% 7 se22w oW 20%0%  2018%
38 __ _ 36 L33 0 . 2
32 30 25 30 21

British Land Annual Report and Accounts 2023 45



MANAGING RISK

MANAGING RISK

The Brraish L and Company FLC QOR21820

IN

DELIVERING OUR STRATEGY

For British LLand, effective risk management is
fundamental to how we do business. it 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.

Qur key activities in the year

The Group's Board and key Committees have averseen aur
response to the macroeconomic challenges and the wider
impacts on our markets, porifolio strategy, developrment
prograrmme and our custormers, 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. Qur risk managenment process was rated
as well established with an advanced risk governance
framewaork, established risk rating criteria and a defined
risk appetite with structured oversight and reporting.
Good progress with roadmap of readinass activities for
the UK Government’s proposed corporate governance
reforms, including enhancing our internal control
framework and deeper internal controfs testing.

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

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

cyber crisis management simulation test

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

Integrated our building energy performance strategy into
asset business plans to manage EPC risk axposure and
deliver perfarmance improvements across our portfolio.
Carried out & double materiality assessment to identify
and assess the impact of the most material ESG issues on
our businass as well as the impact on our key stakeholders,
The outcomes of this were integrated into our risk
rmanagement and influence both our business activities
and Sustainability Strategy.

Improved reporting of Health and Safety key risk
indicators including benchmarking against best practice
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Our priorities for 2023/24

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

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

- Effective risk management of cur key operational
risks including development, heaith and safety, our
partnerships with third parties and our occupier risks.

- Further enhance articufation of risk appetite through
clear risk tolerance statements for each principal risk,

- Continue alignment with the SO 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 astablished risk management and control
framework that enables us to effectively identify, assass

and manage the range of financial and non-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
most of our opportunities.

Qur 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 environment
in which we opearate - this is cur 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
businass, chairaed by the Chief Financial Officer) have overall
accountability for the management of risks across the business.
Principal risks are evaluated and monitored by the Risk and
Audit Committees, with appropriate mitigation measures
implemented as required. The internal risk management
team supports the Risk Committee in co-ordinating our risk
management activities and embedding risk management and
internal controls across the Group’s operations, culture and
decision-making processes.

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

Tne Batish Land Company PLC 00621920

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

control processes, through independent review,

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

In summary, our apprceach to risk management is centred

on being risk-aware, clearly defining our risk appetite,
respending quickly to changes in our risk profile and having a
strong risk management culture amongst all employees with
clearly defined roles and accountability. Gur organisational
structure ensudres close involvement of senior management
in all significant decisions as well as in-house managemeant of
our devefopment, asset and property management activities.

~. To read 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 )
mter.nal ) Strategic risk management Operational risk management Monitor KRIs
Audit provides and contraols
assurance on | Board/Audit Committee/ESG Committee I and take
effectiveness - - - appropriate
of risk Review external environment Assess effectiveness of risk management actions
management Robust assessment of principal risks process 3’:"’ ""’te"_'a' gontrol 55’5':9':“5.
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 |

identify principal risks

Direct delivery of strategic actions in line
with risk appetite

Monitor key risk indicators

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

l Business units I

Execute strategic actions
Report on key risk indicators

Report current and emerging risks

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

Our risk appetite

Qur risk appetite lies at the heart of our approach to

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

We have identified a risk dashboard of key risk indicators
(KRIsY for each principal risk, with specific tolerances to track
wheathear our risk exposure is within our risk appetite ot could
threaten the achievement of our 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 feading and
lagging indicatars, with forecasts provided where available,
and focus on the most significant judgements affecting our
risk exposure, including: our investment and development
strategy; the level of occupational and development
exposure; our sustainability risks; our financial resilience;
and our key operational business risks (as llustrated in

the principal risks table on pages 51 to 60).

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

a balanced overall appetite for risk, appropriate for our
strategic objective of delivering lang term sustainable value.
The Board has reviewed cur risk appetite in light of ths
continued macreoeconomic uncertainty and confirmed that
our current risk appetite is appropriate. In summary, our
appetite for financial and compliance related risks remains
low, whilst our appetite for property and cperational 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 assets.

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

- Financial strength and discipline underpinned by a
strong balance sheet and rabust hquidity poesition,

- Diverse occupier base with strong covenants.

- Experienced Board, senior management tearn and
Risk Committee
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Qur risk focus

The Group's risk profile has been elevated during the

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

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

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

- Our programme to continue to enhance and
strengthen our key financial and operationa!l controls.

-~ Health, safety and environmental risk management
and compliance with cur key performance indicators.
Qur health and safety management systerm was
re-certified under 1SO 45001

- Our occupiers, mcluding their covenant strength and
warking proactively with customers to maximise
callection rates.

- Envirgnmental risks and cpportunities including EPC
rating of our assets.

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

- Procurament and supply chain risks.

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

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



Our principal risks and assessment

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

we identify both the external and internal strategic

and eperational principal risks which currently have a
higher likelihcod and potential impact on our business,

Qur principal risks consist of the 11 mast significant Group
risks and includes four external risks, where market factors
are the main influcnce, and seven inlernal strategic and
operational risks which, while subject to extarnal 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 cur capital allocation, development, customers,
sustainability and pecple and culture as well as key operational
risks in terms of technology, health and safety and fraud and
compliance risks. For our internal principal risks the Board
makes sure that appropriate controls and processes are in
place to manage these risks.

Risk assessment

The Board has undertaken a robust assessment of the
principal and emerging risks facing the Group, including
those that would threaten its business model, future
performance, solvency or liquidity, as well as the Group's
strategic priorities, taking intc account the challenging
macroeconomic and gecpolitical environment, and does

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

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

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

The British Land Company PLC 00621820

Emerging risks

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

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

the potential to impact our business and how these

risks can be better monitored and addressed.
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MANAGING RISK continued
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Principal risks
assessment

The risk assessment of our pnncipal
tisks at March 2023, as displayed in
our rsk heat map, has been adversely
impacted by the volatile UK econcmic
and political landscape in the year.
Conseguently, sevaral principal risks
have increased compared to FY22;
largely in their likelihcod, and Lo 2
lesser extent their potential impact
on aur business due to mitigating
actions we have taken, Recently,
there have been signs that the
macreeconemic headwinds that
have driven the increase are
subsiding which we anticipate will
lower the elevated risk assessment
of several principal risks iooking
forward, albeit is too early ta
conciude this at this stage and we
will continue to actively mamitor
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PRINCIPAL RISKS

Externai principal risks
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1. Macroeconomic Risks

KRIs

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

How we monitor and mitigate the risks

- The Board, Executive Committee and Risk Committee
regularly assess the Company’s strategy in the context
of the wider macroeconomic environment in which we
operate to assess whether changes to the econemic
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 macroceconomic 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 econcmic outlook to ensure our financial
position is sufficiently flexible and resilient.

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

Forecast GDP growth, inflation and interest
rate forecasts.
- Consumer confidence and unemployment rates.
- Stress testing for downside scenarios toc assess
the impact of differing market conditions.

Change in risk assessment in year

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

The Board and key Committees have overseen the Group’s
rasponse to the impact of the macroceconomic environment
on our business during the year, and whilst the outlook for
the UK economy has improved more recently, we remain
mindful of the ongoing macroeconomic challenges. In
response, we have increased the regularity of our economic
outlook assessments to assess their consequences on our
strategy and are taking actions which we deem appropriate.
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. Also, we are actively managing our financing
risk, and maintain access to a diverse range of sources of
finance with a spraad of repayment dates, along with the
use of hedging to mitigate against rising interest rates.

Opportunity

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

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

Key: Cnange 7 's< assessmant from tast yoar

Increase No change Decrease

British Land Annual Report and Accounts 2023 5




PRINCIPAL RISKS continued

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

J KRIls

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

- Reluctance of invastors and businesses to make
investrnent and occupational decisions whilst the
outcome remains uncertain.

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

-~ The potentiai for a change of (eadership or
political direction.

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

How we monitor and mitigate the risks

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

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

- Where appropriate, we act with other industry participants
and rapresentative bodies to contribute to pelicy and
regulatory debate. We manitor and respond to social and
palitical reputational challenges refevant to the industry
and apply our own evidance-based research to engage
in thought leadership discussions.
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- Monitor changes within the geopalitical environment,
UK policies, laws or regulations.

Change in risk assessment in year

The political, legal and regulatory risk cutlook has also
increased aver the year reflecting an uncertain economic
environment, continued geopoliticai tensions and increased
Government reguiation, with both a medium to high impact
and probability.

Politica! uncertainty has reduced following the appointment
of a new Prime Minister, although the UK's economic outlock
is uncertain. The gliobal geopalitical environment also remains
uncertain, heightened by the ongoing war in Ukraine. This has
potential impacts on interest rates, supply chains, security,
cyber risks, compliance and reputational risks

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

Opportunity

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

Key: ©

Increase

17 7343557

Na change

~onn fromiiast year

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 flexible working
practices (including more working from home) could have
an adverse impact on demand for cur assets.

How we monitor and mitigate the risks

- The Board, Executive Committee and Risk Cornmittee
regularly assess whether any current or future changes in
the property market cutlook present risks and opportunities
which should be reflected in the execution of our strategy
and cur capital atlocation plan.

- Qur strategy team prepares a regular dashboard for the
Board, Executive and Risk Committees which tracks key
investment and occupier demand indicators from both
internal and independent external sources (see KRis)
which are considered aiongside the Committee mambers’
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 diract investors active in the market and actively monitor
trends in our sectors.

- We strasg test our business plan for the effect of changes in
rental growth prospects and property vields.

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,

a reduced 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

Our Campus model 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
suppoerts the resilience of our offer as occupiers focus on the
very best space for their business and this is demonstrated
by the continuad strength of our leasing activity across our
Campuses this year.

- QOccupier and invastor demand indicators i our 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 Ratail property market risk outiook has remained stable
in the yvear and is considered a medium impact risk with a
medium to high probability.

Whilst occupational markets strengthened over the year with
more retailers recovering te 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 vear),
while shopping centres remains below long term averages.

Opportunity

Qur 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-channei retail
strategy. Despite the continued challenges in retail, this has
been a strong year for our leasing activity and retailers continue
to recognise we offer some of the best quality space in the UK.
We will continue to lock for acquisition opportunities where we
can craate value by leveraging our scale and our expertise in
asset management.

London Urban Logistics

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

in London, cccupational fundamentals remain favourable
underpinned by strugtural changes in e-commerce and

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

Opportunity

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

J KRIs

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

Such incidents could be caused by a wide range of externai
avents 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 value or income
impairment, liquidity or businass 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 procaduras both at head office
and asset-level that are regularly reviewed and tested

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

- The Group monitars the Home Office terrarism 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
sacurity, disaster recovery and business continuity plans

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

Change in risk assessment in year

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

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

Opportunity

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

The Group's income and capital performance could
underperform in absolute or relative terms as a result of an
inappropriate portfolio strategy and subsequent execution.

This could result from:

- incorrect sector selection and weighting.

- peor timing of investment and divestment decisicns.

- inappropriate exposure to developments.

- wrong mix of assets, occupiers and region concentration.

- overpaying for assets through inadequate due diligence
or price competition.

- inappropriate co-investment arrangements.

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

portfolic strategy so as to meet the Group's overall cbjectives.

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

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

- individual investmant decisions are sutject to robust risk
evaluation cverseen by our Investment Committee including
cansideration of returns relative to risk adjusted hurdle rates.

- Review of prospective performance of individuai assets and
their business plans

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

KRis

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

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

- Poertfolio liquidity including percentage of our porifolio
in joint ventures and funds.

Change in risk assessment in year

Qur portfolio strategy risk has increased in likelihood
due to the impact of the ma¢roeconomic conditions
and challenging investment markets and is considered

a medium impact risk with a medium probability.

During the year. external impacts discussed in the

macroeconomic and property markets risk outlock

have influenced our ability to execute cur portfolio

and development strategy at pace, and the rising

interest environment has inevitably impacted valuations.

Despite this tougher macro environment, cur operational
performance has been strong, and reinforces our cenviction

in our key markets of Campuses, Retail Parks and London

Urban Logistics.

Opportunity

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

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

development letting exposure.

construction timing and costs {including construction
cost inflation).

major contractor or subcontractor failure.

adverse planning judgements.

How we monitor and mitigate the risks

56

We apply a risk-controlled development strategy

through managing our exposure, pre-letting strategy

and fixing costs.

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

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

by our Investment Committee.

Pre-jets are used to reduce developmant letting rigsk where
considered appropriate.

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

of inflationary scenarios) and make appropriate
allowances in our cost estimates and incorporate

within our fixed price contracts.

Detailed selection and clase monitoring of main
contractors and key subcontractars including

covenant reviaws.,

Expeariencad development management team closely
monitors design, construction and overall delivery process.
Early engagement and strong relationships with planning
authorities. The Board considers the section 172 factors to
ensure the impact on the environment and communities 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 owr
Sustainability Brief.

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

Heaalth and Safety Policy.

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

- Speculative development exposure <12.5% of
nortfolio ERV.

-~ Residential development exposure.

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

- Construction costs inflation forecasts.

Change in risk assessment in year

Cur develaopment risk has remained at similar levels

overall and is considered a medium impact risk with

a medium prebability.

During the year, inflationary pressures in the construction
supply chain for certain materials and labour have continued,
which have been further compaounded 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
davelopment exposure remaing well within our internal risk
parameters of 12.5% at 5.5% of portfolio gross asset value.
We have comgaetitively secured fixed price contracts on 94%
of the costs of our committed developments and 38% of our
projects are already pre-let or under offer.

Opportunity

Progressing value accretive development is one of our

key business priorities and is a fundamental driver of value.
The strength of our balance sheet, our relationships with our
contractors and the experience of cur management team
mean we are well positioned to progress our development
pipeling, 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 inflaticnary price increases
or any pctential delays in the construction supply chain and
work with our contractors to manage such issues. We will
also review the impact on development returns prior to
committing to future developments to ensure we meet

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

KRls

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 regularly review funding requirements for our
business pians 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 oppaortunities that
meet our regquirements.

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

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

- We work with industry bodies and relevant organisatiocns
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 our financial position would
remain rebust i the event of a significant fall in property
values. We also consider Net Debt to EBITDA, an earnings-
based leverage metric. With these meirics, we do not
adjust our approach to leverage based only on changes
in property market vields.

- We manage our investment activity, the size and timing
of which can be uneven, as well as cur development
commitments to ensure that our LTV and Net Debt
to EBITDA levels remain appropriate.

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

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

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

- Net Debt to EBITDA.

- LTV {proportioenally consolidated).

- Financial covenant headroom

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

Change in risk assessment in year

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

Market interest rates have risen sharply from very low levels
and the future cutlook is volatile and uncertain. Fixed rate
debt and derivatives (swaps and caps) are used to mitigate
against the risk of rising interest rates both now and going
farward, with 76% of projected debt hedged on average
over the next § years. Despite the turbulent macroeconomic
environment, the scale and quality of our business enables us
to continue to access funds from a range of sources and we
have raised E1.2bn of new finance on good terms in the year,

Opportunity

The current uncertain environment reinforceas the importance
of a strong balance sheet. Our senior unsecured credit rating
‘A" was affirmed by Fitch during the year, with a stable outlcok

Our Net Debt to EBITDA on a proportionally consolidated
basis 1s 8.4% which is 1.3% lower than in FY22, and our LTV is
currently 36.0%. We have significant headroom to our Group
unsecured financial covenants.

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

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

J KRIls

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

This risk category inciudes the:

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

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

- overal compliance requiremants from existing and
aemerging environmental reguiation.

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

How we monitor and mitigate the risks
We have a comprehensive ESG programme which is
ragularly reviewed by the Beard, Executive Committee and
ESG Committee.

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

- The ESG Committee monitors cur performance and
managemeant controls. Underpinned by our SBTi climate
targets, our guiding corporate policies (the Pathway to Net
Zearg and the Sustainability Brief) estabilish a series of climate
and energy targets to ensure our alignment with a societal
transition to net zero that limits gicbal warming to 1.5°C.

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

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

- Through our Place Based approach to social impact, we
understand the maost important issues and opportunities in the
comrmuinities around each of our places and focus our efforts
coltabaratively ta ensura wea provide places that meet the
needs of all relevant stakeholders.

- We target BREEAM Quistanding on office developments,
Excellent on retail and HMQ3* on residential. We have also
adopted NARERS UK oh all our new office developments.

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

- Future cost of carbon credits ta meet our 2030 net
zaro carbon goal.

- Portfolio fiood risk.

Change in risk assessment in vear

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

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

EPC ratings as a result of our neat zero inftiatives with 45%

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

Opportunity

We hava a clear responsibility but also apportunity to
manage our business in the mast environmentalty respansibla
and sustainable way we can. This is integral to our strategy;

it creates value for our business and drives positive outcomes
for our stakeholders. Cur Sustainability Strategy has 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 inciuding GRESB,
where we were delighted to achieve a GRESB 5 star rating
for developments 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 envircnment where employees can
thrive, may result in significant underperformance or impact
the effectiveness of operations and decision making, in turn
impacting business performance.

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

- informed and skilled recruitment processes.

- talent performance management and succassion planning
tor 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 employee 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 palicies 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, cur people and
culture risk has reduced in the year and is considered

a medium impact risk with a medium probability.

Against a wider econemic background of rising inflation,
increasing energy bills, And the lingering cffects of Covid-19
which have been widely felt, like many companies, we have
been experiencing rising wage expectations and an increase
in employee mobility. Albeit, the competition for talent,
which was until recently very intense, has eased off more
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 successfuf delivery of our strategy.
We will continue to assess our employee proposition to
ensure it still delivers what people most valug in a changing
lahour market. Our goal is to foster a diverse, inclusive and
ambitious culture so we can develep, attract and inspire
the best people to deliver our strategy.

10. Customer Risks

KRis

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

How we monitor and mitigate the risks

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

- Woe 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 neads.

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

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

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

~ Occupier 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 te 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 CvVAs. 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
cellection. 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 arcund
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 Retail and London Urban Logistics portfolios,
where we focus on providing best in class space; and this has
been evidenced by our strong leasing activity in the year.
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[ 1. Operational and Compliance Risks

J KRis

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

- technology and cyber security.
- health and safety.

- third party relationships.

- financial crime compliancea.

Compliance faifures such as breaches in regulations, third
party agreements, loan agresments 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 strang
facus on the range of operational and compliance risks to
our business.

Technology and cyhber security

- The infoSec Steering Committee, chaired by the Chief
Financial Officer, oversees our IT infrastructure, cyber security
and key 1T controls and reports to the Risk Committee ana
Audit Committee.

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

Health and safety

- The Health and Safety Committee is chaired by the Head
of Property Services and governs tha Health and Safety
management systems, pracesses and parformance in terms
of KPls and reports to the Risk, Audit and ESG Commiftees

- All our properties have general and fira risk assessments
undertaken apnually and any reguired improvements are
implemented within defined time frames depending on the
category of risk.

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

Third party relationships

- We have a robust selaction process far our key partners and
suppliers; and contracts contain service level agreements
which are monitored regularly

- We maintain a portfolio of approved supoliers to ensura
resilience within cur supply chain.

Financial crime compliance

- We operate a zero-talerance gpproach for biribery, 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 systemns vulnerability score.
- Cyber security breaches.

- Health and Safety risk assessments.

- Health and Safety incidents.

Change in risk assessment in year

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

a madium probability.

Our business faces both operational and commpliance risks

in its day to day activities across our people, procasses

and technology. The kay risks to our husiness include:
technology and cyber security, health and safety, third

party relationships and financial crime compliance. We
remain vigifant 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 cur 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.

Cpportunity

The Risk Committee oversees and monitors our key
operational and compiiance risks across the business to
ensure we optimise our operational capabilities and create
afficiencies in tarms of our people, processes and technology.
whilst at the same time having appropriate controls to
mitigate the risks. Qur ability to manage and operate large
complex property portfalios and developments is a key
differentiator and aliows us to werk with selected joint
venture partners who value our expertise. We wilt 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.

Key: Z-:

Increase

“is« 233253 ment fromn last

v

No change Decrease



VIABILITY STATEMENT

Assessment of prospects

The Directors have worked consistently over several years to
ensure that British L.and has a robust financial position from
which the Group now beneafits:

- The Group has access to £1.8bn undrawn facilities and
cash. Before factoring in any income receivable, this
would ke sufficient to cover forecast capital expenditure,
property operating costs, administrative expenses,
raturing debt and interest over the next 12 months

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

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

- For British Land we agreed £375m of new RCFs, all for
initiat 5 yaar 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 loans
{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 ke the optimum balance between the Group's
long term business model to create Places People Prefer ang
the fact property investment is a long term business. Gur
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 historically
cyclical UK property industry.

Assessment of viability

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

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

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

were to occur.

Tne Britisy Land Company PLC 00621920

The Directors paid particular attention te Lbe risk of a
deterioration in economic outlock which would adversely
impact property fundamentals, including investor and
occupier demand which would have a negative impact

on valuations, cash flows and a reduction in the availability
of finance. In addition, we have sensitised for the potential
implications of a major business event and/or business
disruption. The remaining principal risks, whilst having an
impact on the Group's business model, are not considered by
the 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 economic downturn, incorporated
the following assumptions:

- Structural changes to the property market and customer
risk; refiected by an ERV decline, occupancy decline,
increased void periods, development delays, no new
lettings 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 level
seen in the last severe downturn in 2008/2009, with
outward yield shift to ¢.9% net equivalent vield.

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

Based on the Group's current commitments and available
facilities there is no reguirement to refinance until early 20286.
In the normal course of business, financing is arranged in
advance of expected requirements and the Directors have
reasonable confidence that additional or replacement debt
facilities will be put in place prior to this date.

In the ‘severe downside scenario’ the refinancing date
becomes late 2025. However, in the event new finance could
not be raised mitigating actions are available to enable the
Group to meet its future liabilities at the refinancing date,
principally asset sales, which would allow the Group to
continue to meet its labilities 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
financial statements on the going cencern 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 ocur decisions
so that we can deliver cutstanding
places and positive outcomes 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.

Stakeholider engagement is critical to the formulation and
execution of our strategy and in achieving sustainable
success for the long term. The nature of our business
means that we have continuous dialogue with a3 wide

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

Gur customers are at the centre of

evarything we de, and our success

depends on cur ability to understand

and respond to their needs

What matters to them?

- High guality, sustainable space
that fulfils their needs

- Healthy and safe spaces that
promote wellbeing

- Fair and suitable lease tarms

How we engage

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

- Regular dialogue with leasing, asset
and property management teams

- Annual customer satisfaction surveys

to gain insight into how our places
are performing

- Customer networks across
our Campuses

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

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

Outcomes from engagement

customers rate us as 'the best' or
cutperforming other providers

Value created

3.4m sq ft

of rmew space leased in the year

0.9m sq ft

of additional space under offer

| 3 I Our Investors

The people and institutions who own British Land shares or bonds

Why are they important?

Our investors play an important role in
helping to shape our strategy, they also
help facilitate access to capital, which is

vital to the lang term performance of
our business

what matters to them?

- Financial performance, returns and
the dividend

- Strong balance sheet

-~ Clear strategy and business model

- Leading ESG performance

- Financial risk management;
disciplined capital allocation

- Strong leadership and
company culture

How we engage

We have an extensive Investor

Relations programme to ensure that

our shareholders views are reflected

in our decision making This

programme includes.

- Meetings, roadshows, conferences
and telaphone and video calls

- Regulatory reporting including the
Annual Report, full and half year
rasults 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 meetings
Valpe created

7%

growth in underlying profit in year

growth in dividend in year
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I Our Communities

o

People who live in and around our places as well as

local organisations and enterprises

Why are they important?

QOur places thrive when the
communities in which they operate
aiso succeed. By delivering a positive
social impact, we create value for
our stakeholders

What matters to them?

- Places which foster social
connections and enhance wellbeing

- Education and employrment
opportunities

- Access to affordable space

- Contribution to the local economy

How we engage

We are committed to making a

long lasting positive social impact

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

- Planning and community forums

- Qur Community Funds

- Volunteering and charitable
donations

- Employment and apprenticeship
opportunities

Qutcomes from engagement

16,600

peopte benefiting from
education partnerships

2,300

people benefiting from
employment support

Value created

£1.9m

affordable space provided to
small businesses and charities

@ Qur Suppliers
" and Partners

Those who have a direct contractual relationship

with us to provide goods and services

Why are they important?

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

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

How we engage

We encourage open and collaborative
refationships with our supplier partners.
Their contribution 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 cur Supplier Conference
which this year focused on
‘Creating Value, Sustainably’

Outcomes from engagement

100%

of suppliers signed up to Supplier
Code of Conduct

100%

positive feedhack from Supplier
Conference event

Value created

98%

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

0
anh Our People
mMT

Everyvone employed by British Land

Why are they important?

Our peopla are ¢ritical 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 stakeholders

What matters to them?

- Diverse and inclusive culture with
strong leadership

- Career progression and
development opportunities

- Healthy and safe space that
promotes welibeing

- Fair pay and reward

- Flexible working practices

How we engage

We have an open and coliaborative
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 person conversations with
select Board members

Outcomes from engagement

78%

employee engagement score,
against & target of 72%

74

people received a promotion or
opportunity to move roles internally

Value created

93%

employees proud to work for
British Land

British Land Annual Report and Accounts 2023 63




The Brtish Lana Company PLC 00621920

OCUR PEOPLE

International
waomen’'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%

(o]
aemployee engagement score, against
atarget of 72%

£347,000

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

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

74

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

90%

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

21.9%

. (o]
gender pay gap
14.2%
ethnicity pay gap
15%
ethnic minority representation across the Company,
a2gainst a target of 17.5% (20% stretch) by 2025

Further information on our gender and ethnicity pay gap
N . - ! s /
— reporting can be found in the Directors’ Remuneration
Report on page 142,

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

All cur people initiatives, priorities and processes are
cantred around this aim as the tatents of our people and the
strength of our Company culture are key components of cur
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 survay our staff regulariy and care very much about what
they think. Against a wider economic background of rising
inflation, increasing energy bills and the lingering effects

of Covid-19 which have been widely felt, cur employee
engagement remains strang. Despite the macro ¢hallenges
we had our highest-aver employee engagement score of 78%
in Navember 2022, compared to §3% in January 2022, The
completion rate of the survey was 84% (87% in January 2022).

The results show our peopie have confidence in British
l.and’s leadership and its communication, recognition of
British Land as a great place to work (21%), pride in working
for the Company (83%), and increased confidence in the
Company’s success. However, we also identified areas that
need improvement, such as career progression and work iife
balance. We break down the survey results in muitiple ways
to understand as many diverse perspectives as possible. We
look at the results for different departments or specialisms,
tength of service, age, gender, ethnicity, sexual orlentation,
disability and many other groups of colleagues to seek out
any anomalies or areas where we rneed to target particular
initiatives. We use the data to focus our action plans.

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

Our published DE&I Strategy britishland.com/DEl sets out
the path to 2030 for us to improve DE&! of our businass,
ensuring that we refiect and understand the people who
work, shop, live and spend time in our places. We have made
substantial progress in DE&I initiatives and regularly update
on the overall plan to pur ESG Committee. In our most recent
survey 92% of our peaple felt that diversity is a stated value
or priotity far 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 of 75 organisations benchmarked by
the Social Mobility Foundation index. We have a target that
17.5% of our staff will be ethnically diverse by 2025 and keep
regular track of our progress, The number of women in our
senior ieadership 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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PEOPLE AND CULTURE continusd

We want to help our women to progress and be their very
best at British Land, so have recently launched a ‘Reaching
veur full potential’ pilot programrme 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 (0 play a vital role in
advancing inclusivity within British Land. Qur networks are
run and organised by our employees, not management. They
sarve as a megaphone for shared interasts, work to eliminata
barriers to inclusivity, and support diversity initiatives. They
are nvaluable to help us understand how different groups
of our people are feeling about what is important to them

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

to people struggling at home with multiple responsibilities.
Cur Cycling Natwork is encouraging new cyclists and
helping them work out how best to get to our places.

The enaBle Network, which focuses on raising awareness of

disabiiities, recently held a workshop calied '‘Dyslexic Thinking’

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

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

The SustainaBlLe Network, with its goal of inspiring British
Land employees te 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, Diwaii, Hanukkah
and Chinese New Year) and raised awareness of significant

Workforce gender diversity at 31 March 2023

Further gender and ethnic diversity disclosures are
—7 provided in the Governance section on pages 124, 130
and 131.
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historical topics like the Windrush generation and Black
History Month. They recently designad and introduced a
reverse mentoring pilot sgcheme. This initiative is a first for
British Land where Executive Committee members are
mentored by more junior colieagues who are ethnically
diversa, The process has been inspiring and thought
provoking 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 became
independent and reach their goals. We created a ‘Supported
Work Expearience’ programme to improve employability skills
and expose students to the workplace in general. We also
patticipate 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 sarvice providers so they could engage
with British Land's leadership, learn about the Company’s
strategy, explore business growth opportunities, and discuss
shared challenges. On the second day, at our ail-staff
Company conference we launched our fifth value ‘Deliver

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

Developing talent

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

In the past year, the Campany invested a total of £347,000
in coaching and training for office and operational staff,
clocking up over 7,360 training hours (in addition to another
882 hours of Leadership Live programmes). We have an
extensive range of mentoring programmes. These include a
programme matching nominated senior staff with our Board
and Executive Committes as mentors, a reverse mentoring
programme matching BAME employee with Executive
Commuttee members, and an internat speed mentoring
event open to all staff organised by our Employee Networks
resulting in 63 new internal mentor-mentee pairs We also
partner with organisations like Real Estate Balance to provide
mentors, which is a valuable Jearning and development
opportunity for our staff.

Thirty three colleagues are currently undertaking professional
qualifications sponsored 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
departmaeants within the Company, we have been
focusing on developing our strengths and exploring
behavicural changes to achiave our professional goals.
Through coaching and specialised communication
training, we've learnt how to improve our presence in
meetings and when networking, develop our leadership
brand, and enhance our communication skills through
self-awareness and situational understanding.

The 12-week 'Reaching your full potential’ programme
has focused on understanding more typicat female
behaviours and provided a wealth of thought-provoking
iearning 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 scmething that has been met

with varying degrees of acceptance throughout my life.
British Land has an open and inclusive culture allowing
me 1o 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 vear to put more time
into my speech and organise & speaking opportunity.
That resulted in giving a presentation on hidden
disabilities to the whole Company at a staff meeting.

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

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

3. Angela
Client Services Director

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

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

the programme and earning an accreditation from

the Association of Coaching, | gave 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 impacst on nature and the
wider environment.

2030 targets

less embodied carbon at
our developments

reduction in operational
carbon intensity across
our portfolio

All developments
to be net zero
embodied carbon

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

£25m

Social impact Fund
deployed

90,00

people benefiting from
education or employment
partnerships

Affordable space
provided at each
priority place

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

Responsible
employment

Diversity and
inclusion

Responsible
procurement
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DELIVERING ON OUR 2030
SUSTAINABILITY STRATEGY

Our approach

We launched our current Sustainability Strategy in 2020,
when we committed to achieving @ net zero carbon portfolio
by 2030 and partnering to grow sacial 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 portfolia.

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

CQur Greener Spaces pillar includes our ambiticus 2030 net
zero targets, across both developments and our standing
portfolio. This year, for the first time, performance against
these targets impacted executive remuneration’. We know
that our places succesd whan 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 wili
support defivery of our headline 2030 sociai impact targets
across employment, education and afferdable space.
Responsible Choices builds on the excellent work we

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

Greener Spaces

Delivering Greener Spaces is integral to creating Places
People Prefer. This means making cheoices which minimise
our carbon emissions? and our impact on the environment
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 accaunts for aver 40% of glabal
carbon emissions so we have a responsibility to act

now to support the transition to a low carbon economy.
Sustainability is integral to haw we build and manage our
buildings so we continue to make strong pragress against

our 2030 net zero targets.

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

E-;-;'bn-é:cﬂ-cart-:-on !arga"[.s B
0,

50%

lower embadied carbon

intensity at our offices

developments to 50Ckg CO.e
per sqm from 2030

100%

of develapments delivered
after April 2020 to be net zero
embodied carbon
aperat=m;a’ ;:arbt;n -’atget;
[4)
75%
reduction in operationat carbon

intensity across our portfolio
by 2030 vs 2019
25%
improvement in whole building

energy efficiency of existing
assets by 2030 vs 2019

I Derals of row Sustamaoity perfarmance imoacted or @zecutive remuneératicn can te found on pldd ana ois)
2 Carpon ermyssians is used intercnangeaniy witn greenhouss gas (GG e~us3.0n3 Our accounting ana redorting covers the scome of all BmbG erMissions tyses ang

GHG amissions are convarted 1710 caroon digxnde esurvalent
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Second net zero carbon

(offices)

2023 +ighl.ghts

646kg CO,e per sgm
embodied carbon in
current offices
developments

development delivered at
1 Triton Sguare

E’rogramme of net

zero audits completad
idantifying energy and
carbon saving initiatives

40% reduction in
operational carbon
intensity (offices)

22% reduction in whole
building energy intensity
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—\— Thriving Places
Our places are more vibrant and prosper when the
communities living in and around them thrive. This helps

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

Qur social impact strategy focuses on the three core areas
where we can make the greatest positive impact: education,
emgloyment and affordable space.

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

X . "
—% For more information see pages 81-85.
2030 Targets

2023 Hghi.ghis

Education

80,000 people - 16, 600 education beneficiaries
benefiting from - 62 education initiatives
education partnerships

by 2030

Employment

10,000 people - 2,300 people receiving
receiving meaningful meaningful employment support
employment support - 578 people supported inte
l‘{y?O}Qﬁiﬁw empioyment

Affordable space

£10m of affordable - £1.9m of affordable

space provided
by 2030

space provided

Tne Brtish Land Company PLC 00621320
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Responsible Choices
We are committed to making responsible choices across
all areas of our business and we encourage our customers,
partners and suppliers to do the same.

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

—% For more information see pages 87-89.

2003

2030 Targ

Responsible - Achieved our highest ever employee
employment engagement score of 78%

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

Diversity and - Exceeded the 2021 Parker Review
inclusion recommendations of at least one Board
member frem an ethnic minority group
- Ranked 168" in top 75 Social Mobility Index

Responsible - Supplier Code of Conduct updated to

procurement  include specific Sustainable Development
Goals reguirements

- Independent anti-modern slavery audits
of key suppliers

- industry and expert coilaboration with
Unseen - Construction Hub

Our performance in leading international benchmarks

GRESE 2022: MSC1 ESG CDOP 2022:
5-star Development Rating 2022: B score
4-star Standing Investments AAA
Science Based EPRA FTSE4AGood
Targets: Rating 2022: Index 2022:
approval in 2021 Gold 88" percantile
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SUSTAINABILITY
REVIEW continued

Exchange Sguare,
Broadgate
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ENVIRONMENTAL REVIEW

GREENER
SPACES

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

the wider environment,

Highlights:

646kg CO,e per sgm

average embodied carbon in current office developments

5 star

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

invested in energy efficient interventions on our standing
portfolic since FY19

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

Energy and carbon

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

1. Reducing embodied carbon in developments
Embodied carbon refars {o the carbon emissions resulting
from the producticn and transportation of materials for a
building and all elements of its construction and deconstruction.
Qur approach is to design out embodied carbon wherever
possible in development and only then to offset any residual
carbon, making our developments net zero carbon at
completion. As a result, all of our developments since 2020
have been net zero carbon including 100 Liverpoo! Street
and 1 Triton Square.

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

Low carbon materials

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

1. Investment includes funding from British L and, Service Charge and Occuoiers,

2. Qur Pathway to Not Zero 15 avaliable on our wabsite briishland.cam/
pathway-to-net-zero
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Current estimates for embodied carbon in office
developments are ahead of the glidepath to our 2030 target
of 500kg COe per sgm as shown below:

Offices developrents kg CO-e per sam

C—omp!gtéd d_ev-eiogr-né.r-\ts.‘ 408
Devalopment pipeline including 6083
completed developments

Development pipeline excluding 646

completed developments

For new offices developmants, 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 far
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
dalighted that 1 Broadgate received its target rating of

5 stars, the first building in the UK to formally do so.

Circular aconomy

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, inclugding stee!, 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 ciadding, to
bicycle lockers and reused radiator paneals.

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

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

where quality or properties are diminished in the pracess

Laoking forward, we are designing with disassembly
in mind. Last year we were awarded a BRE (Building
Research Establishment) innovation credit for the
UK's first large-scale use of a ‘materials passport' at

1 Broadgate A similar approach will be adopted where
appropriate on our major developments. This initiative
allows us to track materials used during construction,
enabling them to be sasily repurposed at the end of a
building's life.

. Mational Australian Built Envirorsignt Rating System
S2e ontisnlana.com/offsetting on our weosite
See antais of Inese carbon cretits in sur Sustamaniiity Progress Reoart

Bow N~

Where we cannot recycle materials into new developments, we
seak to ensure they are either recycted or reused elsewheare.
Working with our partners Globechain, we have donated

280 tonnes of materials to communities for reuse since
December 2021,

We are also thinking about circularity more widely, to include
operational waste from our buildings. This year, working with
Biohm, a biomanufacturing specialist, we completed a review
of the waste produced at our Regent's Place Campus and
locked at the possibilities of reusing some of the biggest
carbon rich waste streams as alternative materials and
products. Waste products such as coffee grounds, cardboard,
timber, ceiling tiles and polystyrene showed good potential.

Offsetting strategy

In line with our commitment to achieving a net zero carbon
portfolio by 2030 we currently offset any residual embodied
carbon in our developments. This is the residual embodied
carbon that remains once viable options to reduce embodiad
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 tha core criteria required for
carbon credits and our additional principies and priorities
when selecting projects We prioritise purchasing carbon
credits from high guality nature-based projects as thase
often provide additional environmental benefits and co-
benefiis to the local communities, In addition, we partner
with carbon market specialists and conduct a thorough
due diligence process on the projects prier to selection.
We recognise that the voluntary carbon market is fast-
evolving and so this strategy is subject to a regular review
as guidalines and our preferences evolve. In addition, we
are exploring local opportunities for carbon offsetting to
compliment our strategy.

We now pre purchase carbon credits for our committed
developmeants, both to ensure that we can select our
nreferred projects and to provide greater certainty over
the costs. This Is in line with the rising price of carbon
credits being identified as a long term risk {page 94). Once
a development has reached RIBA Stage 5 (Manufacturing
and Construction), we retire approximately 50% of the pre
purchased carbon credits with the remainder being retired
at practical completion.

This year with our joint venture partner we pre purchased
carbon credits equivalent to ¢.67% of the embodied carbon
in our committed development gipeiine. Foliowing year end
41% of these pre purchased credits were retired®. For the
remaining ¢.33% of embodied carbon, we will pre purchase
carbon credits in line with our updated strategy

Sec tie pecfarmnance tadles i our Sustarmaddity Progross Redart at antisnlang . com/aata
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2 Finsbury Avenue

Circular economy initiatives at this forthcoming
development have included a pilot project to reuse steel,
which must be salvaged, refurbished and comprehensively
tested before it can be repurposed. We are also rolling
out the use of low carbon steel, made in an electric arc
furnace powered by renawable energy as well as low
carbon concrete where cement is replaced, typically

by a by-product from the stee! production process.

This has already been used successfully at Canada Water.
To better enable materials’ reuse in the future, our design
has considered deconstruction, so for example, we are
piloting an mechanism for securing steel beams to
concrete decking, allowing for the recovery of the beam
in the future We are adopting @ ‘'materials passport’ as
we did at 1 Broadgate.

image 15 a CG/

3 Shelden Square

At 3 Sheldon Square, we are retaining the existing
structure, fagade 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 incarporate smart
enabled building services and controls, which means
the building can adapt quickly to changes in user needs
sc energy is not wasted. These initiatives, together with
the overarching refurbishment, deliver an improvement
in operaticnal energy efficiency of over 40% when
compared to the existing buitding as well as &

minimum EPC B rating.

Image s a CGI
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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 bulding cperational
energy intensity against our FY19 baseline (Offices). This
tmprovement 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 improvements to unwind as office use and occcupancy
further normalises. More detail on intensities is provided on
pages 102-103.

We are making good progress on our net zerc plans.

Last year we completed a programme of net zero audits,
identifying energy and carbon efficient interventions across
our standing portfolio, and this year, the most impactful of
these recommendations were integrated within the business
plans for our assets. Many of these initiatives are lifecycle
replacements providing opportunities to intreduce low
carbon technologies such as replacing gas boilers with air
or water scurce heat pumps, LED lighting and fan coil units.
More detail on the progress of our Pathway is set out in our
Sustainability Progress Report.

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

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

cost of EPC compliance to be £100m. A significant portion of
this investrment will be recovered through the service charge
as part of the normal process of lifecycle replacement. We
have made good progress on our Campuses, £9.5m has been
invested to date. 45% of the portfolio is now graded A or B
compared with 36% in FY22,

Delivering improvements on our customer controlled space
will be key to achieving our carbon and energy reduction
goals. To progress this, we have held a series of customer
round tables attended by our leading retail and office
occupiers, helping them to identify cpportunities to

make improvements on their cwn space.

Digitalisation

We continue to explore how smart technologies can make
our buildings more energy efficient. At 100 Liverpool Street,
we have rolled out BL Connected, our Smart platform, across
landiord controlled space, including Storey. This generates
data from the building to drive energy efficiencies, In our
Storey space, where people work more flexibly, we use
sensors to optimise the heating, lighting and cooling based
on occupancy and other environmental internal parameters.
The implementation of optimisation is expected to reduce
energy consumption frem heating and cooling by 30%

in our Storey areas. This approach will be standard at all
our developments and we are piloting a retrofit for three
standalone office buildings in FY24. A wider deployment
plan is in progress. To generate further efficiencies, we are
taking this to our 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 loock to make energy and
cost savings.

Renewables

The decarbonisation of the National Grid will play a key

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

We are a signatory to RE100, which commits us tc procuring
100% renaewable energy. We purchase our enargy from REGO?
and RGGO? certified sources to ensure the sustainability of
enargy use, all of our REGO and RGGO certifications are from
traceable sources®. We are investigating the possibility of
Power Purchase Agreements (PPAs) but recent volatility

in the energy markets has made this more challenging

40%

reduction in Offices carbon intensity against baseline
(whole buiiding)

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

2 megawatt peak

of solar capacity across our portfolio

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

page 88) identified blodiversity 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 hiodiversity
action plans across cur Retail sites, with five completed so far
and two in train In addition, mindful of future biodiversity-
related regulation we commissioned environmentat
consultants to deliver a scoping exercise ahead of any
Taskforce for Nature Related Disclosure (TNFD) raquirements.
This report, due in 2023, will be an initial step in defining how
we report the work being done on biodiversity in line with
the TNFD requirements

1. Office pesformance 15 raportea because the dati -elates v the whole bullaing
and aligns witn our 2030 targets Retall cata s common oarts anly. wnola
udaing retad data will b2 recarted from Fy24

2. Renewanle Erergy Guaranteas of Origin

3 Renawable Gas Guarantees of O-igin

4, For Mare snformation on our rencwasle energy serfarmance see our
Sustainaoihity Progross Report patisnians com/aata
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Regent’s Place public realm

As part of the second phase of the public realm works
we have added high quality urban greening, including
flower-rich perennial and bulb planting, vertical climbers
and new trees. We have also installed a 357 sgm
biodiverse modular green wall containing a diverse mix
of plant life and multiple insect habitat boxes, providing
nesting cpportunities for insects, birds and bats. 12 trees
which could not be accommodated were moved to
Regent’s Park and any soil not needed was reused at

a local school garden. These initiatives have delivered

a 39% biodiversity net gain.

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

Transition Vehicle

A key mechanism for delivering on our energy and
carbon targets is cur 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
annual float.

This year the Transition Vehicle has funded £1.1m of
initiatives and we have committed to a further £5.9m.
Examples include air source heat pumps at 10 Exchange
Square and chiller replacement at Broadwalk House.

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

0900
—N

HRIVING
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 our social impact strategy, guided by
feedback from a materiality assessmeant 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 dc this is always Place
Based - tailored around local needs and oppaortunities for
the communities at each place.

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

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

In February, we committed to a E25m Sociat impact Fund

to 2030, comprising at least £15m cash contributions and
£10m affordable space, We also set new education and
employment targets tg 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 Impact Fund to 2030

£12.5m'

social value generated

beneficiaries in 2023,

in 2023 our total social impact cash contribution was £2.2m.
This vear we have introduced social value reporting? across
our core funded projects, later in 2023 we will roil out our
reporting to cover alt activities and wa will set a social value
target to 2030. Our core funded projects at managed assets
and at our Canada Water development generated £10.6m of
social value. We also provided affordable space with a value
of £1.9m. These activities combined generated a total of
£12.5m in social value.

1 Far morg information on how our socral value figura is calculated

please see the Sooal Value table in the Sustainability Progress Report
pritishiand.com/data.

Social valug reporting applics proxy values te social impact outcomoes to
provide an ndicative financial value,

I
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Education

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

This year, we delivered 62 needs-based education initiatives
at our places. These ranged from primary school projects and
secondary school workshops to college events and university
challenges, along with mentoring, talks and egucational
avenls. They often brought together cur customers,
sunpliers and ioccal partners.

16,600 people benefited from education programmes at our
places in FY23, This brings the numbar of beneficiaries since
2027 to 45,4571, progressing towards our target of 80,000 to
be delivered between 2020 and 2030.

We continued ocur partnership with the National Literacy
Trust across 25 of our places, working collaboratively with
our customers and local schools to encourage an additiona!l
4,625 children to read for pleasure and improve their literacy
skills, Together, we have reached 68,345 children across the
UK since 201,

Employment

We support local trairung and jobs through Bright Lights, our
skills and empioyment programme, working with customers,
suppliers and local partners acrass cur portfolio. This
ampowers local people to access opportunities at our places,
while helping to secure the skills our business, customers and
communities need to thrive in the future.

This year, our Bright Lights programme delivered 31
amployment initiatives including pre-employment tramning,
virtual programmes, mentoring, work placements, graduate
schemes, internships and apprenticeships.

2,300 people benefited from meaningful empioyment support
at our places in FY23, with 580 securing empioyment. This
brings the number of Bright Lights beneficiaries to 4,402
since 2020, progressing towards our target of 10,000 by
2030. Applying a robust approach to reporting, we only
count people who receive meaningful fife-enhancing support.
Many more individuals enrol or engage in other employment
activities at our places, such as job fairs.,

Gur Bright Lights refationship with Capital City Partnership. at
Fort Kinnaird in Edinburgh, has been helping retailers sustain
their businesses and supporting people who face barriers
into employment since 2013, This year our partnership had

a focus on developing the skills and rasilience of candidates
facing soaring living costs 157 people received employment
training and support with 140 maoeving Intc employment as

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

social impact - education and employment
16,600

beneficiaries from our education programmes in FY23

2,300

beneficiaries of our employment programmes in Fy23

580

people supported into jobs in £FY23

Affordable space

Wa provide affordab'e space to a broad range of local
organisations. This leverages our strengths - our core
business of providing high gquality space - to generate
social impact and helps differentiate our places.

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

This year, we provided affordabie space at ali of our eight
priority assets. Altogether, we contributed £1.9m worth

of affordable space in FY23, benefiting social enterprises,
start-ups, small businesses, charities, community groups and
cultural organisations. In light of the cost of living crisis we
have also worked to use our spaces to help support those
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 Store” concept, providing
retail space at low or zero cost to small businesses, charities
and community groups who source or manufacture locally.
We have now rolled out the model across the UK, including
at Ealing Broadway, Meadowhall in Sheffield and Old Market
in Hereford and, most recently, at Fort Kinnaird in Edinburgh,
where we've opened 6,500 sg ft of retall, gallery, event and
community space with The Leith Collective.

For our customers, these local independents are a point

of difference in our retail mix, something people can’t get
anywhere eise, and ancther reason to visit our places They
help us buiid local relationships and make a long-lasting,
positive sogial impact in our communities.

Social impact - affordable space

£1.9m

affordable space in FY23
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NDT Broadgate

Together with long-standing partner New Digrama Theatre
(NDT) at Regent’s Place, we launched NDT 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 ¢lose to NDT Broadgate
benefiting from nearly double the sales uplift of other
retailers across the Campus.

N, Formore on NDT Broadgate: britishland.com/
NDTBroadgate

Social impact

gross revenue for the UK aconomy

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 Dicrama Theatre
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Campus Community Funds

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

We now have collaborative community funds with customers
on all cur central London Campuses. These offer customers
the chance to connact with each other and local partnars to
make a lasting, positive sccial impact. Togethar, we agree
priority themes, pledge funds and award grants. This has
also ied to more customers voiunteering their skiils focaily
and strengthening local connections across our campuses
and communities,

in FY22, 16 customers, local stakeholders and British Land
pledgad £230.000 to our Broadgate, Paddington Central
and Regent's Place Community Funds. During FY22 and
FY23 these funds were awardad to 21 local organisations and
charities including C4WS, which assists homeless people in
Camden, and Westminster Befriend a Family, which provides
mentaring to young refugees and asylum seekears.

Social impact

8,000

benaficiaries 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 cur impact by
helping us collaborate and come together
to solve things that matter to us as
a community. It’s really enjoyabte for
our teams to have these volunteering
opporitunities and to come together in
great networks”

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

At Paddington Central, we continue to support the Ukrainian
Institute language school by providing space at Storey Club
and 2 Kingdom Street for 12-week term courses. This has
benefited over 600 displaced Ukrainians and enabled

4727 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 resources available to us to support the vital wark of
charities, local organisations and volunteers in communities
around our places. From our learnings through Covid-19, we
are focusing our support on our partner organisations, who
are facing unprecedented demands on their services.

In 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

Qur external commitments and social sustainability benchmarks

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

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

club for children at Hatfield Primary Academy in Sheffield,
foodbanks in Ealing and Plymouth, and food hampers and a
community event with Middiesbrough Football Club Foundation.

Building on the success of our collaboration during Covid-19,
the Centre for Charity Effectiveness has once again been
providing strategic support and one-to-one coaching to
many of our core community partners, helping them
navigate the cost of living crisis.
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SUSTAINABILITY
REVIEW continued

Open lftar,
100 Liverpoo! Street
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RESPONSIBLE BUSINESS REVIEW

000
‘i

RESPONSIBLE

CHOICES

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

Our activities under responsible employment and diversity
and inclusion are covered in the People and culture section
on page 64-69 and in the Governance section on pages
123-126 and 130

b
-

Responsible procurement

A strong relationship with our 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, ethical and environmental obligations for cur supply
chain partners and promotes safe and fair working conditions.
It is mandatory for all supplier partners.

Against modern slavery

We uphold the human rights of cur employees and
throughout the supply chain. We have provided anti-modern
slavery 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 in¢cluded human rights, health and safety, equal
opportunities, fair reward, working hours, staff

development and worker representation.

We are delighted to have participated in the first Unseen -
Construction Hub meeting. The group, made up of peers and
industry experts, brings together construction companies to
share good practice, engage in open dialogue, identify issues
and challenges, and seek solutions collaboratively. This is

an opportunity for British Land to engage in a trusting and
confidential environment to enable construction institutions
to assess, share, discuss and seek solutions that will strengthen
the sector’'s commitment to tackling modern slavery and
labour exploitation.

We pay at least the Real Living Wage to all British Land
employees and we strongly encourage all suppliers to take
the same approach, We mandate at least Rea! Living Wage
on all our developmaeants. Cur Broadgate, Paddington Central
and Regant's Place campuses are all accredited Living Wage
Places and also comply with the Mayor's Good Work Standard.

Mandating prompt payment

We have been a signatory to the UK Government’s Prompt
Payment Code since 2070 and aim to pay 95% of suppliers
within 30 days. Group invoices are settled within 18 days
on average'

Supplier Conference

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

KpH, a deconstruction firm, and Globechain, a provider

of a marketplace for up-cycling and free issuing of building
components, worked togathar on the strip-out of Exchange
House to ensure that minimal waste was created. They
taught their teams te carefuily remove items so they could
be reused. Globechain and KPH aveoided over 130 tonnes of
waste materials by distributing lights, floor 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 collaborating with
supphers supports the delivery of our Sustainability Strategy

British Land employees paid at least the Real Living Wage

supptier workforce at cur places paid at least the Real
Living Wage

1. For more information on Prompt Payment seo the 2023 Sustamanility
Progress Report at brnitishiand.com/data
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SUSTAINABILITY REVIEW continucd

REVIEW OF KEY
SUSTAINABILITY ISSUES

We recognise the importance of regular Materiality assessment - our approach
materiality assessments to understand the ] " i
relative importance of key susta%nability We partnered with JL.L, a real estate specialist, to carry out

a doublie materiality assessment, identifying and assessing

issues to British Land and our stakeholders. the impact of the most material ESG issues on our businass

This helps provide a framework for as well as the impact our business has on people and
prioritising our efforts and our capl'tal, the environment. Gur raview involved comprehensive
both now and in the future. Given the engagement with internal and external stakeholders at

. different stages in their careers to understand the issues
macro events that have occurred in that mattered to them. We also ensured the stakeholder

recent years, we felt it was important group represented a diversity of views and backgrounds.
to revisit our framework this year.

Doubkle materiality evaluates not only the financial
impacts of ESG issues on the Company but alse 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
inciude a broad range of internal and external stakehoiders
such as employeas, occupiers, joint venture partnars,
suppliers, NGOs, investors, and local authorities.

A differentiated aspect of our review was

the inclusion of younger stakeholders generating
perspactives from both ‘current’ and future’ leadsrs.
This wider range of thinking is helping us develop a long
term strategy which incorporates different perspectivas.

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 considered to be maost impactiul,
highlights Key topics that are already high on our agenda
including climate and the environment and social impact.
OQur environmental and social sustainabllity teams are

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

Regent's Place
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[ Exchange Square J

2023 materiality matrix
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British Lane's imoact on people and the environment

Whilst all issues are important the blue area represents a mix of
issues that are most impactful based on our doutsle materiality

exercise. A full list including definitions of the material issues is
available on our website at britishland.com/materiality

British Land Annual Report and Accounts 2023 89



The British L.ana Company PLC 00621920

TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES

CLIMATE-RELATED
FINANCIAL DISCLOSURES

introduction

The following climate-related financial disclosures are consistent with all the Task Force on Climate-Related Financial
Disclosures (TCFD) recommendations and recommended disclosures set out in the report entitled ‘Recommendations of the
Task Force on Climate-reiated Financial Disclosures’ publshed in 2017 and updated in 2027 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 1t recommendations can be located within this report,

Section

Recommendation Progress

.Eiage_-r.mr‘n-ber.
Governance  Describe tha board's oversight of climate-related risks ~ Consistent 9] o
and oppaortunities
Describe managemer{t’s role in assessii'ngwand managing Consistent 9
climate-related risks and opportunities
étréte::v' T 5escri_b_e E-heain%até_-rel-at;a ri-éks-,_ar;é ca_ﬁpg-rtu;itiés . Ebnsisre“nt- T 93’:. -
the organisation has identified over the short, medium
and long term
VDe;'cr’l’be the im?oac”t ofiérrv'rﬂnai’cie—rrelatiedr r.'s'slé and opportunities ) Consis'tenit 96 ] )
on the organisation’s business strategy and financial planning
DE!SCI'_Ibe th; resw’Ei‘é-ﬁc.é o.:-thé or_(_-;a;\fsa_t-\'o;\.’s;%ré%egiy, ;taki;g -Consistent ’ 98 ’
into consideration different climate-related scenarios,
including a 2°C or lower scenario
Risk Man;ag;-héht_ Bes-crn;e the organis:atron's brécesséé for identifying and Consistent 99 )
assessing climate-related risks
-De_s_é:r-i-be.E-hé-crg_énisaté—on'; p-;oc-éssgs ?';or -r:r-?aﬁ-agir{g- - h .Co:sis-.ter;? T 9-9 - B )
climate-related risks
‘Describe how pracesses far identifying and managing Consistent 99 )
climate-related risks are integrated into the organisation’s
overall risk management
Matrics and?;rg"et: DT;CIbSé_th-;. m_etr{és -LTS-E_C; b;-rthe o“r_ga-ms:a_tbn to assess Consi-sté_ﬁt T 100_ -
climate-related risks and opportunities in line with its strategy
and risk management process
Disclbsé Sgopé 1,773(:6;)9721 ancrlf Vépg;o;;riate’, Scope 3 7 ) Comsiétént 103 a N
greenhouse gas (GHG) emissions, and the related risks
Describe the téréetgﬁséd b:/ the grg;angatiom toc manage Consistent 99
climata-related risks and ppportunities 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 emissians. We
changea and that this could have real implications for the therefore acknowladge our responsibility to minimise our
financial strength and resilience of our business. We also carbon footprint as we develop and operate our buildings
recognise that opportunities could arise. We are therefore and work closely with our customers, partners and the

taking action to mitigate this impact, and capitalise on paople who use our spaces to do the same.
cpportunities, and our approach is comprahensivaly

incorporated within our broader risk management

and strategic framework.
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Our achievements in developing and managing sustainable
space have been recagnised for more than a decade and
ruilding on this, in 2020 we set out an ambiticus strategy
to achieve a net zero carbon portfolio by 2030, reducing
embodied carbon in developments by 50% and operational
carbon intensity by 75%. Our goals are shared by our
investors, custamers, partners and peopie. We believe

that delivering on these targets will create value for

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

We published our Pathway te Net Zero in Dacermber 2020
and in 2021, the Science Based Targets initiative (SBTi)
validated our landlord target as 1.5°C-aligned and our

value chain target as ambitious. We are a signatory to the
Better Buildings Partnership’s Climate Commitment, the
World Green Building Council's Net Zero Carbon Buildings
Commitment, thg REI00 commitment to procure renewable
power and the Business Ambition for 1.5°C. Following full
consistency with the TCFD recommendations last vear, the
next step in cur journey is a formal transition plan which we
will align to the Transition Plan Taskforce recommendations
as they evolve.

Tre British Lance Company PLC 00621920

Governance

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

The Board of Directors has ultimate responsibility for setting
the Company’s strategy, which incorporates climate-related
risks and opportunities. The Board delegates day-to-day
responsibility for all elements of strategy, including climate-
related, to the Chief Executive Officer (CEQ). The CEQO 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 Cfficer (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
responsible for delivering our Sustainability Strategy,

and chairs the Sustainability Committee (SusCo).

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

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

Governance framework

I Executive and Management

| Board

Sustainability Committee

ESG Committee
Oversees Sustamnability

Responsible for delivery of
Sustainability Strategy

Executive Committee

Strategy

Supports defivery aof
Sustainability Strategy

Investment Committee
Ensures investment decisions

Remuneration Committee Board of Directors

> Sets and monitors ESG -3
targets

Rasponsible for overall
strategy

are consistent with
Sustainability Strategy

Risk Committee

Audit Committee

Manitors climate-related risks

~ For more information about the governance
framework, see page 112

Monitors climate-related
disclosures

1. Source: World Green Buiiding Council.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

Achieverment of environmental KP!s is also reflacted 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 andg
operational eneragy and the Annudal Incentive Plan is finked to
our progress on pertfelic EPC ratings and our performance in
GRESH, the international real estate sustainability benchmark.
The Remuneration Committee is responsible for setting ESG
targets for executive remuneration and was updated on
progress against E5G targets three times during the year

(b) The Board delegates responsibility

for assessing and managing our response

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

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

Climate change and sustainability cansiderations are integra)
to our investment and development decisions and are
farmally reviewed within papers presented to our Investment
Committee. Sustainability considerations are also taken into
accaunt by the Board, for strategic and investment decisions
that require Board level approval.

This year our Sustainability Committee was refocused.

It remains chaired by the COOQ but formal membears now
include the CFQ, Head of Developments, Head of Real Estate
and Joint Head of Canada Water & Head of Residantial as well
as senior leaders arcund the business who are responsible
for delivering the Sustainability Strategy in their area of the
business. It will focus on monitoring progress towards our
2030 Sustainability Strategy as welt as monitoring and
responding to emerging risks and regulation.
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Climate-related risks are considered by the Risk Committea
which comprises the Executive Committee and leaders from
across the business, including real estate, procurement,
development, finance and property management. Each
business area maintains a comprehansive 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 engagemaent.
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
managemant. KPls monitored within this category include
EPC performance, the percentage of cur portfolio at high
risk of fiood and the forecast cost of carbon emissions for
the portfolio by 2030 (see piage 58). The Risk Committee

is chaired by the CFO and reports into the Board’s Audit
Committee; significant and emerging risks are escalated

to the Audit Committee.

Progress against our TCFD recommendations is reported to
the Risk and Sustainability Committees, which meet at least
three times a yaar. Following full compliance with the TCFD
recammendations last yaar, this year's disclosure has been
comprehensively reviewed and updated where appropriate
by the Sustainability team under the direction of the COO
and the CFO. The TCFD report is approved by the Board,
as part of the Annual Report approval process following

& recommaeandation from the Audit Committes

Governance ih action:

- Decision making: The Remuneration Committee approved
the introduction of the 2030 carbon reduction targets
and other sustainability measures into the performance
targets for Executive Directors and Executive 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 ail
employees and role specific sustainability training is
being rolled out where appropriate. The COO attended
The Prince of Wales's Business & Sustainability Programme
at the Cambricdge institute for Sustainability Leadership.

- Reporting: At the reqguest of the £5G Committee, a
benchmarking review of our Sustainability Progress Report
was performed which identified potential opportunities
but also confirmed that our disciosure was in line with best
practice. JI.L 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 our analysis, (ii) the impact

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

Risk quantification to determine materiality:

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

Potential financial impact

Tne Brtish Lana Company PLC 00621920

Continue to monitor:

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

Opportunitios

Premium pricing for
sustainable space results
in‘green’ premium

A [, [
=
2
)
-
& Cost of MEES?
E comphance
- (leng term risi)
£
25 o
5
57 [, [
F = .
® Increasing customer @@
e demand for green,
&
° low carbon bulding
o {long term o'pportunlty)
! increasing price
| . i of carbon offsets
| X . i (long term risk)
Flood risk vulnerability
g (short & lang term nisk} i .
3 |
Low Medium
® Risk Likelthood

® Cpportunity

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

H:gh

sustainable assets

Increased access to
capital for sustainable
businesses

Tenant business model
impacted by transition

Increased cost of raw materials

Increased cost of capital

FY23 has seaen particular volatility in two of the risks we
continue to monitor: the cost of raw materials and the cost
of capital, in both cases reflecting macreeconomic factors.
These risks are comprehensively monitored with appropriate
mitigating actions taken which are detailed in our section on
‘Managing Risk’ (pages 46-603.

Defining a ‘material’ risk or opportunity:

British Land defines a ‘material’ risk or opportunity in line
with the likeithood-impact thresholds of our risk mamagement
nolicy. This appreoach is used across the businass to assess

all types of risk, thoroughly embedding climate risk into

our broader risk framework. Risks are evaluated by the
combination of their potential impact {financial and
reputational) and their likelihood.

High

’ Low Mediurm
Financiat impact ’ Lesrs tiharrw' ) _;-:1_Om_tc: G}eagé; than
thresholds (E) £10m £100m £100m
Likelihood threshelds 0-33% 33-66% Greater than
(chance of occurrence 66%
in a given year)
Reputational impact Limited Significant Significant
thresholds reputational temporary sustained
impact or limited impact
sustained
impact
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) cantinued

The following section considers the impact
of the identified climate-related risks and
opportunities on our business, strategy and
financial planning over the short, medium
and long term. It considers the resilience of
our strategy and seeks to quantify impacts
where possible.

The material risks and cpportunities identified are based on
a combination of scenario analysis undertaken (see below)
as well as the risks and opportunities identified through our
day-to-day management of our business as set out in the
Governance section of this disclosure,

Climate-related risks
Short term risks (<12 months) _

Dumary risk driver Liketihooe

Potentia:
nnancal irpact

#1 Flood risk vulnerability of assets {current climate)

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

Low to
medium

Mean loss:
<£im

Climate risks and opportunities and the nature of the financial
impact of thesa risks and opportunities are identifled by the
icons as set out below:

Cimate rsk ang 0Eporiun-ty Category

& Physical risk -
& acute

Income statement

5= —
3
o

e

,lv®

Balance sheet

Transition risk -
regulatory

Transstion risk or
opportunity - markst

Explanatian & mitgabion

e

2 o

—

5 —

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

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

Since 201 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 lossis below the modelled value of £1m.

Primary r sk ariver Patential
“nancia Jmpadct

Likethoad

#2 Increasing price of ¢carbon crediis

Net zero comritments by global High £0.75m for
corporates lead fo increased every 100%
demand for carpon credits, increase in
resulting in higher and/or the prica
volatile credit prices of carbon
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Explanat:cn & i tgaron

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

Qur 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
cradits if the ¢cradit price rises by 100% from our current
anticipated price (£20 per tonne). This is £0.75m.

To mitigate this risk, our approach is to purchase carbon
cradits far our developments at the point of commitment and
this vear we have purchased sufficient carbon credits to offset
embodied carbon in 2.67% of our commitied development
pipeline. In addition, our internal carbon levy would cover

a carbon price increase of up to £60 per tonne



Promary risk driver Potentia’
financial impact

”L-ke’whood

#3 Cost of complying with minimum EPC standards
(MEES compliance)

The British Land Company PLC 006215320

Explanat'on & mit:gation

e

[ r—

@, :=
A

MEES (Minimum Energy Efficiency Standard) legisiation is
expected to reguire all commercial property to be a minimum
EPC A or B by 2030. 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 assets in FY22. This implies an annual cost

of £12.5m. This excludes assets to be redeveloped through

our near and medium term development pipeline.

o —

A significant portion of this investment will be recovered
through the service charge as part of the normal process of
lifecycle replacement. We would also expect to derive energy
efficiency benefits and related cost savings as a result.

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

Cost of upgrading assets to High £12.5m
comply with proposed MEES per year
legislation that properties hold

a minirmum ‘B’ rating by 2030

Post 2050 risks

Primary rsk drver T Ukehhood | Potential financial

wmpact

#4 Flood risk vulnerability of assets (future climates)

Expianation & mitigatien

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

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

These modelled 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,

Losses from assets located in Low to Mean foss:

high flood risk zones, primarily medium  <€15m

the cost to repair assets, cost )

of business in?errupt\'on and Losses in a )

increased insurance costs representative

e bad yeat:

£20-30m

Climate-related opportunities

Prmary opporty drver | Lkeuhood  Porential fmancial
impact

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

and faster rates of letting

An increasing number of cur High £7m
customers have anncunced

net zerc commitments. As our

portfolio transitions to net zero,

the mast efficient, highly

rated green buildings may

let quicker and at a premium

to market rents.

Explanaton & mitgation

@

s—
fg—
pr—
Our scenario analysis considered market research such as a
Knight Frank study in FY22 which indicated that there was a
>10% rental premium above prime Central London office rents
for BREEAM Cutstanding space. More recent research by JLL
has reached similar conclusions.

This enhanced financial impact estimates BL’s share of the
increased rental income If 20% of cur Offices (by ERV)
transition to BREEAM Qutstanding.

The portfolic’s environmental ¢redentials 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) continued

impact of climate-related risks and opportunities on
business strategy and financial plarning

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

are addrassed through the delivery of cur Pathway to
MNet Zero, which affects all aspects of our business with
key targets noted in the Metrics section below. This wark
contributes directly to delivering our corporate strategy
{see page 12), and this includes’

Impact on financal p.anning

- Net zero audits of our major assets compieted
in FY22

- Individual asset plans for FY23 incorporate the

most impactful recommendations

Progress against 2030 energy and carbon

targets (see page 72) reviewed guarterly

2030 energy and carbon targets now included

with executive remuneration (see page 148)

- 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

- Daevelopment decisions incorporate the environmental impacts of
alternative schemes inciuding refurbishmeant 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

- Adonting NABERS UK for all office schemes

- Sustainability Brief includes climate resilience
reqguirements including the completion of a Floed
Risk Assessment and incorporating sustainable
drainage through design

- Sustainabie building certifications can support management
of our cost of capital by providing access te green finance

- Our portfolio of green buildings is reviewed reguiarly by our
Treasury team when considering options to issue green debt
ang establish ESG-linked revolving credit facilities {see page 44)

Internal price of carbon {value chain, capital expenditures)

- Internal levy of £E60/tonne of embodied carbon
on developments adopted as part of our 2030
Sustainabilty Strategy, incentivising low
carbon development

- Funding generated by the levy is available to i) pay for the cost
of carbon credits to offset residual embaodied carbon in
developmeants and ii) 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 acauisitions, including flood
risk exposure and EPC rating

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

2 higher rated product is integrated within our appraisals

- To manage specific risks like flood, where necessary formal
Flood Risk Assessments are funded as part of the acguisition’s
due diligence
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Strategy in action

This year we took @ number of decisions to support ocur 2030
operational carbon target, specifically a 75% reduction in
operaticnal carbon intensity across our portfolio and a 25%
improvement in whale 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 all-electric refurbishment of
2 Sheldon Squareé at Paddington Central following
an appraisal of 2 net zero and a more traditional
refurbishment which indicated that the net zero
plans could deliver significant eneryy end carbon
savings without material additional cost

2020-2030 T

Assessed the physical risks posed by the Not considered
current climate and the transition risks

posed by 1.5°C and 2°C aligned transition

scenarios. This perind aligns with cur

corporate strategy time harizons:

- Short term <12 months
- Meadium term 1-5 years
- Long term 5-10 yvears

on the current decade to 2030

he British Land Company PLC 00621920

Introduction to scenario analysis

British Land has worked with expert advisers to identify

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

Time horizons: our scenario analyses are split into two
timeframes, 2020-30 and post-2050. In our initial scenario
analyses, we chose not to quantify risks across the 2030-
2080 timeframe. For physical risks, it is only post-2050 when
future scenarios 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 roie in the resulting
values. Due to the level of uncertainty that accampanies
these longer term assumptions, our initial analysis focused

Post-2050

Using the IPCC’s Representative Concentration
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 begin to meaningfully
diverge after 2050, making it a relevant timeframe

for our current portfolio as the standard design life
of a buitding is 60 years.

British Land scenario analysis - scenarios considered

The tables below datail the physical and transition scenarics chosen and the time frames that our business assessed

itself against.

Physical risk scenarios and parameters

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

The IPCC’'s RCP3.5 scenario repvgéé;‘nt;a high emissions scenario where warming may exceed 4°C.

Physical climate risks assessed:

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

Sca level River flood modeting Coastal fiood medeiling

Tirre frame SCCHBVVTOS T\t’n?osph’er‘c cO- T-(;;W-peratu: -rge'
rsa? sources SOUICes
2020 to 2030 Current 410 ppm 1.1°C 0.20m Munich Re Nathan? Willis Towers Watson
climate based on JBA proprietary coastal
flood maps flood exposure mode!
Post-2050 RCP26(2°C) 450 ppm  16°C >0.55m  MunichReclimate  Munich Re climate
hazard conditioned hazard sea level rise
B e e — based JBA flood maps data combined with
RCP8S (4°C) > 1000 ppm  4.3°C > 0.78m & Coupled Model storm surge

Intercomparison
Project Phase 5

1. Valyes in comparison ta pra-industrial times
2 Munich Re MNathan 13 3 tool for assessing physical risks based on hazard zonos
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) contrnued

Transition risk scenarios and parameters

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

warming to weli below 2°C

VThéwNetWZe;c;Wo’rilrd ('I’.g’C) ézenré}io gssu}ﬁes more éiwrrwrwbitiausmtarégtrs that wéald enabi;éldbal net zero b)zr 2050.

Twre frame Scenaros

1PCC 1EA scenarnos

T NGFs T Temperaturs 2030 UK price of )

Clobal
SCENBr.0S SCENArios r.sa by carbon net zers
2081-2100 acheved by
2020 1o Net Zero Orderty SSPI1-1.9 NEZ2050 Net Zaro < 1.5°C %155 to $454 2050
2030 Waorld (1.5°C) 2050
scenario — S - —- e —
Disarderly Pivergent $225 to $418
Paris  Orderly  SSP1-26  Sustainable  Below 2°C  <2°C  $54to$97 2070
Consistent Development L L
(2°C) scenaric  Disorderly Scenario Delayed $0 to $27
Transition

Resilience to 2020-2030 scenarios

Physical risk:

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

We consider resilience to iong term flocod risk through the
requirements of the 'Climate Resilience’ section of our
Sustainability Brief for Developments and Operations.

Transition risk:

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

the energy efficiency of our portfolio which will result

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

Transition opportunities:

Cur development pipeline’s use of NABERS enargy 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 preparad to

pay a premium for more sustainable space. Qur assets’
sustainability credentials will be further evidenced by the
forecast BREEAM ratings of our development pipetine and
our programme for upgrading the ratings of our standing
portfolio - driven in part by our Sustainable Finance Framewaork,

1 Tne Stantec floca nis< assessment nas baan usec ta classify tre currant floge
sk of t10 13 proparties Aot Inclugod 1~ the Willis Towers Watson assescmant.
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Resifience to post-2050 scenarios

Physical risk:

In the two post-2050 scenarios assassed by Wiilis Towers
Watson, only flood risk was classified as ‘material’.

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

in the 4° scenario (RCPEB.5), the high-emissions scenario
where no additional action is taken to protect assets or
London, exposure to high flood risk could be up to 12%

of insured value.

We consider resilience te long term flood risk through
the reguirements of the ‘Climate Resilience’ section of
our Sustainability Brief for Developments and Cperations.



Risk management

Identifying climate-related risks

We have a rigorous process for identifying and assessing
climate-related risks. As detatled on pages 94 to 98, this is
in line with cur risk management policy which is applied to all
types of risk. Qur 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
analyses. We detarmine the materiality of potential risks
(including climate-relatad risks) using the corpaorate risk
thresholds noted on page 93.

Qur risk register tracks:

i. Description of the risk ¢identification)

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

iv. Risk owner (monitoring)

As part of our operational process, we maintain asset plans
which include provisions for identifying climate-related risks
and opportunities, such as ficod risk assessments and audits
to identify energy-saving opportunities. Our Sustainability
Checklist for acquisitions sets out our enviranmental criteria
for acquiring a new property, including energy efficiency and
floed risk categories. Qur Sustainability Brief for Developments
and Operations’ sets out our environmental criteria for new
constructions and renovations, including requirements for
energy efficiency, flood risk, materials cheoice and embodied
carbon reductions.

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

Managing climate-related risks

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

The impact-likelihcod rating is ocur primary metric for
prioritising risks. As a principal risk category, climate

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

7\ See our Sustainability Progress Report® for British Land's
full set of climate and energy performance reporting and
SASB metrics.

1 Our Sustainability Brief for Developments ana Operations 1s availabie online
and can be fouad at brtishland.com/Sustainakihity -Brief

. Qur COP response is avalatle at britishland.com/CDP
Cur Sustainability Prograss Report is avaitablg online and can be found at
britishland corm/data.
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Climate change is considerad within the ‘Environmental
Sustainability’ risks in the principal risk section of this report
on page 58. The external aspects of climate-related risks are
incorporated within our ‘Major Event/Business Disruption’
and ‘Political, Legal and Regulatory' 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
Committes receives an update on gach at every mesting

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

- Customer-cantroiled space: to help minimise carbon
emissions an space we do not control, we launched a
comprehensive programme of customer engagerment
with four roundtable sessions attended by many of our
top occupiers

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

Metrics and targets

To enable our shareholders to make informed decisions

we set a2 broad range of environmental targets and detail
progress against them alongside a comprehensive set of
climate and energy performance data in our Sustainability
Progress Report?. Our key headline targets are set out below:

Embodied carban

50% lower ambedied carbon intensity at our offices
developments to below 500kg COze per sgm from 2030

-'IOD% o-%_d.év-elop;ﬁéatiéitb be nét'zero-er_ﬁk;gdgd carbon

Operational carbon

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

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

We align to externally recognised frameworks including the
Sustainability Accounting Standards Board (SASB), the EPRA
Rest Practices Recommendations on Sustainability Reporting
and with reference to the Global Reporting Initiative (GR1).
We also participate in international indices including CDP?,
GRESB and FTSE4Good and performance is disclosed on
page 73 as well as in our Sustainability Progress Report.

British Land Annual Report and Accounts 2023 59




The British Land Company PLE 00621920

TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) conbinued

(a) Our metrics to assess climate-reiated risks and opportunities in {ine with our strategy and

risk management process
Climate-related risks (KRls)

2023 zo22 202
'Polic; and RTsk #3  EPCs rated A (by ERV) T - o R
legal"? EPCs rated B (by ERV) _ 42 34 }
£PCs rated C (by ERV) - R - T 7 30 T34 -
EPCsrated D (byERY) A=) 71
EPCs rated E (by ERV) B _ _ _ R _8 _ 7 _
EPCsrated F (by ERV) o R 1 5
o o EPCs rated G(by ERV) _ 1 o2 a
Extreme Risks #1 Porcentage of portfoho (ocafed in 100- year flood zones
weather and #4 (% by total insured value) 4% 3% ar
High flood risk assets with flood mar\agement p|ams (% by value) 100%:2 99% 99%
1 202] by floor area ana not ERY
2. The 2023 value only contains occupiad Britisn Land managed propertias
3. EPC data incluades retal assets located in Scotland.
Climate-related opportunities (targets and KPIs)

- - - - T T - o = = T 2023 aopz 200
Resource Risk 2 50% |mprov;r'5ent in embodied carbon mtensuty of ma)or office -
efficiency o __ . developments completed from April 2020 (kg COse per sgm) 608 632 _640

Cpportunity #T 75% improvement in wholg bundmg carbon mten5|ty of the
managed portfolic by 2030 vs 2019 (Offices) _40% _35% 4%
25% improvament in who!e bundmg enargy mtﬁnsnty of the
L B . _ managed portfolio by 2030 vs 2019 (Offices) - _22% . 28% 3%
Energy Opportunity #1 E£tectricity purchased : from renewable sources (% B . 8a%  93% 98%
sources . On site renewable energy generation (MW h) 2,043 1731 71 907
Products - Oppojturiiuftﬂ Standmg portfcl o with green building ratings ( % by floor area) '4__81%‘ 44% 27%
and services Developments on track for BREEAM Excellent or higher (% - - -
by floor area, offices) _ 98% _ 97% 97%

Percentage of Qross rer?fa! income from BREEAM certmed
_assels (mana_ged portfoho) 65% _64%

53%
TInternal price of carbon (£ per tonne) £60 TEBD

Risk #2 £60

1 2021 figure includes Retat and Residontial develooments.,

All data excent gross rental income from BREEAM ana the internal price of carbnn s assurce by DNV - specific details of scope of assurance €an oo found 1IN DNVW's

Assurance Statement in our Sustainaoility Progress Reoort britishland.com/data

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

the related risks

Qur greenhouse gas emissions and associated energy
consumption data is available in the Streamlined Energy
and Carbon Reporting (SECR) section of this Report,
pages 102 to 103, All our GHG emission data is subject
to ‘limited assurance' verification by DNV.
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{c) Our targets used to manage
climate-related risks and cpportunities
and performance against targets

Our full set of sustainability targets, including cur

net zero-aligned science-based targets, are detailed in
the 2023 Sustainability Progress Report. Our haadline
net zero targets are listed in the Qpportunities table
above under ‘Resource efficiency’.



Our journey to net zero

What we have achieved

12002 -3 2007 —
First Eavironment i Founding member

_and Social Report | of the UKGBC

i
|
i
i
i

2021 — 2022 —
I
Science based \ Energy & carbon
targets validated by | targets incorporated
: SBTi, Pathway to Net . into executive
! Zera published i remuneration

I'he British Land Company PLC 00621920

2009 —3|2018 — 2020 —
! 1 :
 First whole life First TCFD disclosure i Launch of 2030 :
carbon assessments i | Sustainability
.completed ! | Strategy :
i i {
' i ‘
|
|
| :
i \
| |
Our ambitions
12025 — | 2030 -
! Mid period review of Net zero initiatives i

| Pathway progress

delivered, commence
offsat of operational carbon;

! Publish forma! Transition Plan set out 3 Pathway beyond 2030

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

GREENHOUSE

GAS REPORTING

FY2023 in review

Context

‘We have achieved a &O")a--ré;-juaio-n in_ca;rbc?ﬁ i_r.\té_nusri-iy 7
and a 22% improvement in whole building energy intensity
compared to our FY18 baseline (Offices).

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

the amount of energy consurmed was considerably lower
than our FYT19 baseline. This refiects the positive impact

the energy and carbon efficient interventions arg having on
lowering energy consumption. However, a significant part of
these reductions are due 1o altered working patterns because
of Covid-19. We expect some of thase improvements to
further unwind as office use and occupancy normalises.

The continued decarbonisation of the grid and gur move to
all electric assats meant that whilst our energy consumption
increased, greenhouse gas emissions decreased.

d;ora& or;;pe;ierrz:e;mc-er
British Land continues to operate its energy management
system, which includes formal 1SO 50007 acereditation

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

carbon levy (£60 per tonne of embodied carbon on new
davelopments) and our £5m annual float continue to
generate funding for our transition to net zero (current
balance £13.3m).

This yaar the Transition Vehicle Committee approved
£7m worth of funding for 28 energy efficiency projects,
in combination, these projects are estimated to save

¢. 1,000 tCO.e and c.£700,000 annually.

in FY23 the Transition Vehicle funded the installation of

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

which commits us to procuring 100% renewable energy.
This year, 88% of landlord procured energy was from
renewable sources. Qur proportion of renewable gas

was 90% this year, whilst renewable electricity was 88%.

Absolute emissions Scope 1 and 2 (Yonnes):

162
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Greenhouse gas emissions ~ intensity’

Yemrenged ZiMach 2025 | 7oz zonm
Offices =~ tCCepersam _ 0.068 0074 0067
. tCO,e per
Shopping common 0.026 0031 002
centres
_ . _ . Phartssgm - - - -
Retail parks’ tCOse per car 0.004 0.004 nr

: __park space sgm _

To T:e'}'apg rted in

Retail - other future years

tCO-e per gross
rental income
{Em)

:rotal Portfollo 34.43
intensity

36.63 34.03

Dffice porformance 15 ce00rion Dorawse e data relatos to tne whole owlding
ana aligrs w.tn our 2G30 targets. Retall data 1s common sarts only, whole
wuilding retall cata wiil oo repartes from FYZ24 For rore iInfor~iation see

tne Sustainavility Progress Report at brtisnlana.com/data

2. Common parts 07ty

2022 valuos nave pean rostatad o incluce aata tnat subsacuently been
collected for last year's recorting

tn
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Scope 1 and 2 emissions and associated energy use

B . Tonnes CO e o . Mwh
Year eng ng 31 March T . 2073 zozz | _wa 2023 022
Scope 1(fuel combustiony: 6,902 6595 6252 37,561 36368 33759
I(refrigerantlossy: 1323 744 - - -
Location-based 1,739 12847 12435 62,733 60,506 55778

Scope 2 (purchased electricity): Vit Fa

. _Market-based 3 1665 I
Total Scope 1and 2 emissions and Location-based 19, 7 ' 20 186 , . B8.537
associated energy use Morket-based 5508 3se8 | 2w - - -
:;;’;:;:::n‘:ft:ﬁzp:;r;“d 2 emissions assured by an 100%  100%  100% 100%  100%  100%
Proportion that is UK-based 100%  100%  100%  100%  100% _ 10C%
Scope 2 emissions
Year Criching 31 March o e o L o . 2?02_]
Purcf\%&?@é&i{gnd serwces T S e ) R 3 - 15834
Capltaigoods e o o _9'_ 20565 28180
Fuel and energy related act twmes (upstream) e o 5597 5991 _4 18767
Waste generated in opgratlons - 243 128
Bu _'ngs,E travel L - o 41 14
Emp!oyee commutmg and workmg from home S 8 248 77&178
DOthtjeainT{Easiéd assels - _________ Locatlon based B o 108 64}_”7771137§91 .. 81369
Proportion of Sco 3 emlssaongia’sisiured by a thlrd | party o B S 100%  100%  _ 100%
Total sédpe 1-3 emissions “Location-based 150,389 176,728 149,212

1 Mo dgevelopments completed in the reporting year, making tnis vatue 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 biogas.

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

" Ukfactor | 2023 total | 2022 total
H'mgas,,,,,,,, o o o o 77”9(_:7;7(20 e por k\'\fﬁ},,,,‘f?ﬂ““ €O2¢)  (tonnas CQ;Q B
Net @mlsgyﬂsigg ol CO;) L o o ~__booozz 8 7
Combustion emissions {incl CO2) 019902 7,238 6,499

Our methodology
We have reported on all greenhouse gas emission sources required under the Companies Act 2006 (Strategic Report and
Directors’ Reports) Regulations 2013 and the Companies (Directors’ Report) and Limited Liability Partnerships (Energy and
Carben Report) Regulations 2018 (‘the 2018 Regulations’). These sources fall within our 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 portfolio by value. We have used purchased energy
consumption data, the GHG Protocol Corporate Accounting and Reporting Standard (revised edition) and emission
factors from the UK Department for Business, Energy & Industrial Strategy’s (BEIS) 2022 guidelines.

- Omissions and estimations: for landlord procured utilities, where asset energy and water data were partially unavaiiable,
we used data from adjacent or equivalent periods to estimate this missing data. In FY2023, this accounts for 1% of tetal
reported energy consumption and 1% of total reported water consumption.

- Gross Rental Income (GRI) from the managed pertfolio 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
E121m (FY22: £108m).

- For fuli details on our reporting criteria and the calculation of Scope 3 value chain emissions, piease see the methodology in
our 2023 Sustainability Progress Report at britishland.com/data

- For details of our greenhouse gas emissions boundaries, please see the Pathway to Net Zero at britishland.com/pathway-
to-net-zero
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NON-FINANCIAL REPORTING DISCLOSURE

Maon-financial area/ Rsk
Descripuon of business mode! arcas Bolcies Purpese and scopé Oparation and outcome
Financial Crime 1 Anti-Bribery - Detaiiz the expected conduct of These robust policies around financial crima
Compliance and Carruption all British Land staff with respect to campliance reflect our zero-tolerance approach
We operata a zero- Policy relationships with suppliers, agents, ra such activity both in and around the business;
tolerance approach to public officials and charitable and they have been drafted to provide far education
Dribery, corruption and pohtical organisations and manitoring in addition to deterrence and
fraug More information ~ Quthnes staff responsibilities prevention. The pelicies are accessible by all
is available in the Audit regarding the reporting of any employees via the intranet and mandatory
Committee report on breaches and details consequences training is required for all staff in relation ta
pages 132 ta 140, of breaches far staff and the Group them Qur whistleblowing service can ba

as a whole accessed by all employees should they prefer

- Provides for staff training and to raise a concern ananymously instead of with

their ling manager This is an indepéendeant and
as well as monitoring and review COr\f\dentla\ tetephone sewicel gnd wety portal
by management British . and carries out due diligenca on

_ el e i - . _ counterparties ta comply with legislation on

communication around tha policy

Anti-Fraud

- Provides for fraud prevention money laundering and ta enable it to consider
fohcy training for afi British Land staff and how a transaction with the countergarty may
requires staff participation in any refiect on British Land's repuiation
fraud risk assessments undertaken Tha MR Drccor
by the Group where refevant Soorrtary bas o
~ Cutlines pratocel for the reporting o5 T/ o
of suspected fraud with reference to
the Group's Whistleblowing Policy
Whistlebiowing - Provides contact details
Policy for the Group’s third parky
whistleblowing service
- Qutlines the types of concarns
that can be reported to the
whistieblowing service
-~ Details safeguarding measures \n
place for staff and outlines how
the Group will respond in cases
of whistleblowing
Anti-Maoney ~ Lists ‘red flags’ detailling the kind of
aundering suspicious actiwty that may indicate
Policy an attermpt to launder monay
- Detals monitoring and review
proceduras under the policy
Envircamentat 4. 6, Sustainability - Pravides far sustarnable decisions to Dur Sustainability Policy and Brief were
Matters 3 Policy e our ‘busingss as usual’ approach compreheansivety updated in 2020, Qur overall
Qur long term ~ Qutlines aur 2030 Sustainability commitment 15 to take decisions which are
commitment to Strategy: our goal of making our environmentally and socially inteliigent and
sustainability anc whole portfolio net zero carbon as make sound financial sense. Gur internal carbon
minimising cur well as growing social value and levy of £6Q par tonne of embodied carbon
anvironmental impact wallbeing in the cammunities in in developments 15 reviewed annually te
1s one of British Land's which we operate ensure that the environmental impact of our
key diffecentiators - — e — = — — = - developments (s costed into their budgets. We
A peoupiers focus on - Aligns with our 2030 participate in key ESG indices to demonstrate
minimising their carbon Sustainabiiity Strategy sur pragress and we publish social and
footprint, our ability (o - Gives effact to our enyironmental performance gata annually.

deliver more sustainable Sustainability Policy

space is a key advantage Sets out aur sustainability ambitions
Sae pages 70 to 79 and and the KPIs and standards required
20 to 103 ta achieve them

Do g of

o
Susts

Employees El Employes - British Land rermmains deeply committed to
British Land reguires our Code of reguired of all employees in ail creating an environment of fairness, inclusion
empiayees to act in ways Conduct thewr dealings in and on bahalf of and respect. Qur corporate values underpin our
that promote fairness, the Group commitment to equality diversity and integrity
inclusion and respect - Gives effect to gur core values of We recognise that our workforce needs to
tn tneir dealings with Lring your whate self, hsten and reflect tne communities we serye in order to
collcagues customars, understand, be smarter together, create spaces that are welcoming to all, and
suppliers and business wuild for the future and deliver our waorking practices and employment policies
martners at pace reflect the importance of sacial harmony in
- Comprises a numger of separate ayverything we do The policies are underainned
policies inciuding but not limited to by our Divarsity, Equality & inciusion Strategy
cur Eguat Qppartunities Palicy; our and the review and update of policies is
Disabted Workars Policy, our Gender supported by input from our Employas
Identity and Transgender Policy: and Networks, Aif policigs are available on

our intranet and are reviewed annually

our Bareavement, Compassionate
and Emergency Leave Policy

1 Linkages ta cur pandioal 8«3 can oe founa on oages 31t 80,
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Non-firancial arca/Deschiption
ef busness moael

Social Matters
British Land has long
recognised that a
cammitment to good
social practices is essential
1o the way we operate;

as occupliers increasingly
consider the contribution
they make to society, our
atrlity to support them is
an advantage See pages
30 to B85

Human Righis

British Land recognises
the importance 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
enviranmeantal issues
across our supply chain,
For further information
about our activities in this
area, see our Sustainability
Progress Report at
britishland.com/data.

Risk
arca’

6. 8,
9

9,11

Palicies Purpose and scopo
Sustamnability See above
Policy

Sustainability See above

Brief

Cutlines three key focus areas where
we are active in focal communities
connection with local communities;
supporting educational initiatives

far local people; supporting local
training and jobs: and providing
affordable space

Local Charter -

Supplier Cade -
of Conduct

Cutlines standards required of
our suppliers in a number of areas,
including but not imited to health
and safety: working hours; responsible
SOUrcing; community engagement;
and envircnmental impact

- Details our zero-tolerance approach
to: child labour; forced labaour;
discrimination; and bribery,

fraud and corruption

Provides for monitoring, corrective
action and reporting under the
policy. Work practice audits are
carried out on our high-risk suppliers

I

Meaith and
Safety Policy the requirgments of the Health
and Safety at Work Act 1974
Provides for necessary training
around display screen equipment
and manual handiing

Catlines how health and safety
matters are managed for staff,
colleagues, service providers
and others affected by the
Company's undertakings

3

Sup;ﬁ\ier Cod;ir " See above
of Conduct

Slavery - indicates higher risk areas including

and Human the procurement of specific materials
Trafficking and fair treatment of workars on
Statement construction sites

Qutlines strategy for reduction of risk
in our supply ¢hains with regard to
social, environmental and ethical issues
= Qur anti-modern slavery training

15 mandatory for all directly
employed staff

Det_a_\lé_h_ow_B_nt_:sh Land will meeit" o
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Oporat on and outcome

A commitment ta good social practices has
long been high on our agenda, and we place
great importance on the way we work with
communities, suppliers and partners We balieve
that communication is key in ensuring 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

QOur Crivef Opevating Officer nas sverall
resoonsiity for our L ocal Chartor, Our Hoad of
Eracurement has Gvorall rosponsbility for our
Suppher Cogle of ot and our Fload of

e arments hos ovarall respuns:ibil Ly for our
g Safety Pobtcy Al health and safaty

coulives report to SG Comemiiee

ared of resocnsibiity

British Land operates a zero-tolerance approach
to hurman nghts infringements by any of our

_ suppiiers, occupiers or partners, We carry out

due diligence on all partias that we work with
and require our suppliers to demonstrate the
sama commitmeant to the pravention of human
rights abuses in their operations Our Slavery
and Human Trafficking Staternent can be found
on our website and is raviewed and updated
annually (britishland . com/modern-slavary-act)

1. Likages to our principal risks can be found an pages 51 te 80.

The Strategic Report was approved by the Board on 16 May 2023 and signed on its behalf by:

(s %

Simon Carter
Chief Executive
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Tim Score
Non-Executive Chair

2023

CORPORATE
GOVERNANCE

REPORT
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INTRODUCTION

The Company has a clear and ambitious strategy to fulfil
its purpose in creating Places People Prefer. By utilising

our competitive advantage in active asset management
and development combined with placemaking expertise
and maaningful stakeholder engagerent, the Company
is working hard to capture growth and deliver financial
returns in an increasingty sustainable way.

The macroeconomic environment changed considerably
during the year under review and the Board's primary role
has been to ensure the Company is able to continue to

Stakeholder engagement and

principal Board decisions

The nature of cur business, from
investing in and developing properties
to managing and curating our spaces,
means wa have a continuous dialogue
with a wide group of stakeholders and
consider our environmental and social
impacts in all that we do. This cultural
approach is central to our purpose
and Hows thraugh all levels of the
organisation. Qur farmal section 172
Statement is within the Strategic
Report on page 62 and our Workforce

Engagaement Statement 1s incorporated
within the report of the ESG Committee

on page 123

The following depicts the process that
is followed for all Board decisions.

106

N
 stakeholder engagemant

Engagement with our stakeholders,
be that suppliers, customers,

the communities we operate in,
regulators. local government and
rrore, starts from the ground up.

Whether it be the local communitias
that we engage with for master plan
developments such as Canada Water,
engaging with sharegholders in the run
up to a Remuneration Policy vote,

ar distilling employee engagement
survey data in regasigning our own
office space, rach decision starts
with relevant and meaningful
stakeholder engagement.
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> Management action

Management prepare a paper for
challenge, scrutiny and approval
which is then sponsared by an
Executive Committee member
and scrutinised at an executive
leve! committee before being
prasanted to the Board.

Cur Emplayee Netwaorks are also
often consulted on relevant matters
at this stage.

Directors take comfort from the detail
and diligence that management apply
in preparing analysis papers, and
individua! Board members often take
the opportunity to have additional
briefings with subject matter experts
to bolster their knowledge.



deliver ils stratagic objectives and forge a path to value
creation notwithstanding the challenging environment.
The Board has suppeorted and challenged management

in not only delivering strong operaticnal performance but
in ensuring the future prospects of the Company remain
bright in the hew normal that the world is settling into.

At this vear's annual strategy offsite, the Board and
management team critically re-evaluated the Company’s
strategy against the backdrop of an elevated cost of capitat
and sustained levels of higher inflaticn. 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 cffer challenge as appropriate
to guide the long terrn success of British Land. You can
read more about our strategy off-site on page 114 and

our strategic priorities on pages 12 to 15.

in March, the Board reviewed an investor study that had been
conducted by Makinson Cowell. Non-attributable interviews
were held with 20 investors inciuding some that were

not currently shareholders of British Land. The feedback
highlighted trust in management, support far the strategy
and the Company’'s balance sheet strength. The Board
acknowledged the opportunity to provide greater clarity

on the scale of opportunity in new sectors.

Throughout the year, the Board has been impressed with
management’s efforts to listen and respond to the views of
our workforce. Rich and powerful data from the empioyee
engagement survey is being used to inform all decisions
impacting our people, from learning and development
initiatives to office refurbishment.

Nick Macpherson stepped down from the Board at the
2022 AGM. Nick’s contribution to the Board over his tenure
as a Non-bExecutive 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 vear are described on this page along with

a description of the process that is followed to ensure
Directors have regard to the elemeants of section 172(a)-(f)

Tne Bntisn Land Company PLC 00621920

2023 Annual General Meeting

Qur Annual General Meeting will once again be heald at
Storey Ciub, 100 Liverpool Street. Foliowing sharehclder
feadback at the 2022 AGM, we will be starting at the
later time of 1.00 on 11 July 2023. We will ba returning
to a physical only meeting this year after offering virtual
attendance at the last two AGMs. Full details can be
found within the Notice of Meeting.

of the Companies Act 2006 (the ‘Act’) when taking all
decisions. Pages 62 to 63 autline cur stakeholder groups
and provide details of how we engage with them. Cur formal
section 172 Statement is within the Strategic Report on page
62. Cur Workforce Engagement Statement is incorporated
within the report on pages 121 to 126 of the ESG Committes,
previously named the CSR Committee and which has been
re-named during the year to reflect the up to date industry
standard. Amongst other imgortant areas, the ESG Committee
is responsible for workforce engagement in accordance with
Pravision 5 of the UK Corporate Governance Code.

The rest of our Corporate Governance Report will describe in
detail how the Company continues to upheld 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, | weuld like to take the
oppeortunity to thank my colleagues on the Board and across
the business for their continued hard work and dedication.

[T G&"Q"

Tim Score
Non-Executive Chair

The examples below show this process in operation.

;> Proposal and checklist

A checklist is provided within

each decision paper that details

the individual subsections of section
172 and the impact that the decision
is likely to have on each

stakeholder group.

AN
,> Board meeting and decision

Whilst all stakeholder groups are
considered, the following are same
examples of the principal decisions
taken by the Board during the year
that demonstrate the impact of the
decision process on specific
stakeholder groups:

Innovation Advisory Council

The idea to form the council came

from a member of our tnvestment taam.
Management then prepared a proposal
for the Board's consideration. {t was
decided that the IAC would not be part
of our governance process, but would
provide insight and guidance.

Chaired by our Non-Executive Director
Lynn Gladden, the tAC 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
saector, how space is used and, crucially,

. forward thinking to enable us to

provide those differentiating factors
that make the very best space.
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FY24 Budget & Capital Plan

This year the Board was 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 environment.

The Board was informed by the
rasults of the Investor Audit referred
to on page 14, employee engagement
survey discussed on page 123 and the
occupational cost pressures on our
retail customers.

The cutcome is a budget that provides
capacity for the business to progress
our strategic themes, whilst investing
in our people, maximising returns

and controliing our costs.
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BOARD OF DIRECTORS

1 2
3 4
L -1
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1. Tim Score
Non-Executive Chair (N

Appointed as a Non-Executive Director in March 2074 and as
Chair in July 2019.

Skills and experience

Tim has significant experience in the rapidly evolving glebal
technology landscape and birings years of engagement bath
with mature econcmies and emerging markets to the Board.

He is the Deputy Chair and Senior independent Director

at Pearson and is a Non-Exscutive Director at the Football
Assacration. He 15 also a Non-Executive Director and Chair of
the Audit and Risk Committee at Bridgepoint Group plc and

sits on the Board of Trustees of the Rayal Mational Theatre.

Tim was foermerly a Non-Executive Director of HM Treasury, Chief
Financial Officer of ARM Holdings PLC and held senior financial
positions at Rebus Group Limited, Willam Baird plc, LucasVarity
plc and BTR plc. From 20085 to 2014, ha was a Non-Executive
Director of National Express Group PLC, including time as
interim Chairman and six years as Senior Independent Director.

3. Bhavesh Mistry
Chief Financial Officer

Appointed to the Board in July 2021,

Skills and experience

Bhavesh brings a broad range of financial, strategic and
transformation experience to British Land gamned across a
number of multinational organisations. Prior to joining British
Land, Bhavesh was Deputy Chief Financial Officer at Tesco plc.
Bhavesh has previously held senior finance and strategy roles

in a range of consumer-facing businesses including Whitbread
Hotels and Restaurants, Anheuser Busch InBev and Virgin Media.
Bhavesh qualified as a Chartered Accountant with KPMG and
holds an MBA from London pusiness schoaol.

5. Laura Wade-Gery
Non-Executive Director iA N &

Appointed as a Non-Executive Director in May 2015,

skills and experience

Laura has deep knowledge of digital transformation and customer
experience and brings her experience leading business change
management to the Board.

She is Chair of Moorfields Eye Hospital NHS Foundation Trust,
having previously been Chair of NHS Digita! and a Non-Executive
Birector of NHS England. Laura is 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 Directar of Multi Channel at Marks and
Spencer Group pic, served in a number of senicr positions at
Tesco PLC including Chief Executive Officer of Tesco.com and
was a Non-Executive Director of Reach PLC (formerly known as
Trinity Mirror plc).

Board Committee membership kay

Remuneration Committec
Char of a Board Committen

(A, Audit Committee R

‘E! £nvironmental Social Governance Committee ."__
N, Mominations Comrmittee
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2. Simon Carter
Chief Executive Officer

Appointed to the Board as Chief Financial Officer in May 2018
and as Chief Executive in November 2020.

Skills and experience

Simon has extensive experience of finance and the real estate
sector. He joined British Land from Logicor, the owner and
operator of European logistics real estate, where he had served
as Chief Financial Officer since January 2017, Pricr to joining
Logicor, from 2015 to 2017 Simon was Finance Director at
Guintain Estates & Davelopment Plc. Simon previously spent
over 10 years with British Land, working in & varniety of financial
and strategic roles and wes a member of our Executive
Committee from 2012 until his departure in January 2015.
Simon also praviously worked for UBS in fixed income and
qgualified as a chartered accountant with Arthur Andersen.

In May 2022, Siman was appointed to the Board of Real Estate
Balance, a campaigning organisation working to improve
diversity and inclusion in the real estate industry.

4. Preben Prebensen _
Senior Independent Nen-Executive Director ‘Al K (R;

Appointed as a Nen-Executive Director (n September 2017 and
Senior Independent Director in July 2020,

Skills and experience
Prepben has 40 years' experience in driving long term growth for
British banking and insurance businesses.

He is currantly the Mon-Executive Chairman of Enra Specialist
Finance and Non-Executive Chairman of Riverstone International,
having previously been Chief Executive of Close Brothers Group
ple from 2009 to 2020. Preben was formerly the Chief Investment
Officer of Catlin Group Limited and Chief Executive of Wellington
Underwriting plc. Prior to that he held a number of senior
positions at JP Morgan.

6. Loraine Woodhouse
Non-Executive Director A

Appointed 3s a Non-Executive Director in March 2021

Skilis and experience

Loraine has extensive experience across all finance disciplines
and has worked within many different sectors including reat
estate and retall

Loraine is & Non-Executive Director and member of the Audrt,
Remuneration and Nomination Committees of The Restaurant
Group plc. She is also a Non-Executive Direcior of Pennon Group
plc. Loraine was the Chief Financial Officer of Haifords Group

plc for just under four years until retiring in June 2022, Priot to
joining Halfords, Loraine spent five years in senior finance roles
within the John Lewis Partnership. In 2014 loraine was appointed
Acting Groug Finance Director and then, subseguently, Finance
Director of Waitrose. Prior to that, Loraine was Chief Financial
Officer of Hobles, Finance Director of Capital Shopping Centres
Limited {subsequently Intu Plc) and Finance Directer of Costa
Coffee Limited. Loraine's early career included finance and
investor ralations roles at Kingfisher Pfc.
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7. Alastair Hughes ‘
Non-Executive Director [A'E, N;

Appointed as a Non-Executive Director in January 2018,

Skills and experience

Alastair has proven experience of growing real estate
companies and is a fellow of the Royal Institution of
Chartered Surveyors.

Alastair is Chairman of Schroders Real Estate tnvestment
Trust Limited, and 2 Non-Executive Director of Tritax Big
Box REIT and QuadReal Property Group, with over 25 years
of experience in real estate markets.

He is a former Director of Jones Lang LaSalle Inc. (JLLY
having served as managing director of JLL in the UK,
as CEO for Europe, Middle East and Africa and then as
CEO for Asia Pacific.

9. Lynn Gladden
Non-Executive Director E [R]

Appointed as a Non-Executive Director in March 2015.

Skills and experience

Lynn is recognised as an authority in working at the interface
of advancad technology 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 (UKRD in 2018, She is also a fellow of the Royal
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 General Counseal 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
restructunng as part of the executive committee and General
Counsel 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 soliciter and
spent a number of years at a large London law firm.

Board Committes membership key

Remuneration Committee
Chair of a Board Commuttee

JA; Audit Committae R

iE] Environmentat Social Governance Comritice
[N} Nominatian Committee
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8. Irvinder Goodhew
Non-Executive Director N ®

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 & Transformation Director at Lloyds Banking
Group plc. Irvinder held several senior executive positions in
the UK and Australia in consumer facing industries, across
supply chain operations, strategy and transformation for
FTSE 100/ASX organisations including J Sainsbury plc,
Coles Group and BOC Group. Irvinder’s industry experience
is complemented with a career in global strategy consulting
including her role as a Partner with AT Kearney leading their
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 cn
the Global Executive Committee of Corporate & Investment
Banking at Bank of America Marrill Lynch and before that was
Head of investment Banking EMEA at Merrill Lynch. Aside
from his executive career Mark holds varicus non-profit and
public 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

Tre Britisn Lard Comipany PLC Q0621020

A STRATEGIC
ENABLER

Qur governance structure ensures that
the right people have access to the
right information. Delegated authorities
throughout our organisation enabie
effective decision making at
appropriate levels.

Board attendance

'th.t. or M&etmg
attendance
TimScore a7
7S\mon Cafter T T s T ;/7_ 7
Bhavesh Mlstry S S ';/7¥
7Preb-en- Pfet;énsenm T T T _7/5' B
‘Mark Kédy ) S 7\/77 )
L;jvrm G\adden ST T T T 777 -
\rvmder Goodhew S 7/; )
Alastalr Hughes T S T 5‘/7‘- T
N:cho as gaépherson T I 1/1 B )
Laura Wade Gery 77
Lorame Woodhouse I S 3/7

1. Nicholas Macpherson stepoed down from the Board on 12 July 2022,

Tne Board continues to demanstrate individual and cotlective comrutment to
British Land by dovoting sufficient time to discharge its duties and cach year
tne Directors are asked to renart ther time spent o1 Britizh Land commitments.
inadaition to formal meotings, the Board met collectively witn managemant

11 March for the annual strategy offste as well as for Informal netwarking
avents throughout the year,

Governance framewotrk

o (N
Environmental \ 5

Board l Board of 5 i Audit Social /| Nomination | [ Remuneration 1
Directors Committee Governance | Committee | Committee |
\Sommittee U \—/
T
e e T T N /‘.»w'*’\-k. . - -)"w-‘\
o , / ~ N 7 . / \\
A I K /’ S N
’ i . i B M .f . FTT] 5
Chief D Investment ;‘f Executive A Risk + | Sustainability |
Executive Committee ; Committee Commitiee | Committee
: . 5\ / |
S s S, / S e S /
,‘\\7 i . 7,,,,/‘/ . /{/ S~
) T - . /// . o N Management Executive
7 s v v \‘ Membership combrises Membership
. Community " / Transition / Health . key parsonne! from comuarises Exaculive
: . ! - . acress the busiress Committes memopers
Management , Investment | . Vehicle . and Safety o the relovant cutact Toe Comettons
* Committee | » Cammittee i Committee arca. The Committaas ansure tie defivery
S /" ‘— 7 N // are involyed in Lne of the Comoany's
/ o s \.\ L granular day to day strategy
~. . -

Further information about the different Committees can
be found here britishland.com/committees.

J
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GOVERNANCE REVIEW

CORPORATE

Thoe British Lana Company PLC 00621920

GOVERNANCE REPORT

rCode compliance

We are reporting against the 2018 U 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 122 by the Senior
Independent Director.

The Governance Review summarises how the Principles
of the Code have been applied on pages 114 to 120, and
further detall cn each Principle can be found at the
pages noted in the table beicw.

Eéportiné AEJ:BEF Code Prin;:iinlie’siw

1. Board Ieadersh:p and Company
purpose

‘A Effective Board 106 to 107

B Purpose 1
Values and culture 64 to 69

c éovernanciéﬁfaﬁework and T2 -
Board resources

D Stakeholder engagement - sz2te63

-!_E__mWorkforceipalcl_e_s_;a_nd practlicr:igsﬁﬂ__ Te2 -

2. D:v:s;o; BTI’;;bonSlbilltlé;777 o ' -

F  Boardroles o wostom

sendence - 12810129

G independence
H

External appomtments and confhcts 115
of interest

Key actavltues of the Board in 2023

3 Composition, successmn and
evaluation

J Appomtrnents to the Board

K ' Board sk\ils experlence and
knowledge

L Annual Board evaluation

4, Audlt nsk and |nternal control

M Fmanc:al report g

External auditor & internal audit

N Review of the 2023 Annual Report
and Accounts

(o] 1nterna| ﬂnanmal controls

Risk management

5. Remuneratton

P Lwnkmg rernuneration with purpose
and strategy

e Remuneratton Pollcy

h Performance éutcomes in 2023

28
130
n7

136 to 138
g

46 to 50

14110 143

134 t0 136

139t0 140

147 to 155

10 Brock Street,
Regent’s Place
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GOVERNANCE REVIEW continued

Board leadetship
and Company purpose

—>

The Board has determined that the Company’s purpose is
to craate and manage cutstanding places to deliver positive
cutcormes for all our stakeholders on a sustainable basls.
We call this Places People Prefer.

We do this by understanding the evolving neads of the
people and organisations who use our places every day and
the communitias who iive in and arcund them. The changing
way people chocose 1o work, shop and live is what shapes our
business, enabling us to drive demand for our space, in turn
creating value over the long term.

The Board, supported by an expert management team,
continues to maximise the competitive advantagses of

the Company by utilising a deep history of stakeholder
engagement to produce Places Peaple Prefer and maximise
sustainabtle value for shareholders. The Company is lad by the
Board in its 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 CEO, the CFO and seven independent Non-Executive
Directors. We continue to have a strong mix of experienced
individuals on the Board. The majority are independeant
Naon-Executive Directors who are not only able to offer an
external perspective on the business, but also canstructively
challenge Executive Directors and the wider management
team, particularly in the exacution and development of the
Company’s strategy.

Qut governance structure is dasigned to ensure that
decisions are taken at the appropriate level and with the
proper degree of oversight and chalienge. Elements of our
business require quick decision making and this is enabled
by an agile Board and managemaent team that callaborate
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 Committes and was structured
to atiow for the critical evaluation of the Company’s strategy
against the context of a higher ratas environment, sustained
periods of higher inflation ang 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
befcre a deap dive into each of cur strategic priorities.

Cuiture and stakeholder engagement

The Company’s purpose is core to evary decision taken
by the Board. As detalled on pages 12 t0 15, thae Company
ras a framewoark of values and strategic measures that
underpin our purpose to ensure the strategy and culture
of the Company are aligned. Led by the ESG Commities,
we have a broad range of workforce engagerment
mechanisms to ensure the Board can assess the culture
of the organisation. Our workfarce engagement
mechanisms are described on page 123.

Although the ESG Commitiea has general oversight of and
responsibility for workforce engagemaent, 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 Non-Executive Director participates in our mentoring
scheme which demonstrates direct engagerment
with employees.

The Board has delegated oversight of the Company’s
whistiablowing 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 senicr management roles
who meet regularly both formally and informally to ensure
there is a direct and visibie link acrcss the business, and

act as a channel for workforce views to reach the Board.

As well as workforce engagement, the £E5G Committee has
formal responsibility for engagement with the Company's
wider stakeholders. Stakeholder engagement is integral to
creating Places People Prefer and the decisions taken by
the Board to maximise shareholder vaiue are enhanced by
the views of the diverse range of stakeholders and wider
communities that we serve The mechanisms that ensure
effective stakeholder engagement are detailed on pages
62 to 83,

_,> Further information on British Land’s contribution to wider
sociaty can be found on pages 70 to 89.

Engagement with major sharehoiders
Institutional investors and analysts receive regular
communications from the Company, including investor
refations 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
reqular feedback to the Board.

Throughout the year we have hosted & number of investor
events, both virtually and in person. The CEQ, CFO and Head
of Real Estate have deliveraed their usual half year and full year
results presentations as well as participating in a number of
virtual and in-person roadshows and private client roadshows.

The Chair is committed to ensuring that shareholder views.
both positive and negative, are relayed back to the Board
and ig 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 Commiittee piayed 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 proposition. Feedback was
presented 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 Annyal
General Masting which allows shareholders to submit
coraments or questions for the Board.



Conflicts of interest and external appointments
The Directors are required to avoid a situation in which
they have, or could have, a direct or indirect conflict with
the interests of the Company. The Board has established

a procedure whereby Directors are required to notify the
Chair and the HR Director, General Counsel and Company
Secretary of all new potential outside interests and actual
or perceived conflicts that may affect them in their roles as
Directors of British Land. The Board reviewead 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 tha Chair {or Senior Independent Director

for appeintments concerning the Chair) and any other
member of the Nomination Committee to consider and
provide approvai 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 commitmaeant is more
than five days each year. During the year there have been
saveral significant appointments including, in May 2022,

The Britisn Land Company PLC 00621920

Simon Carter was appointed as a Board member of Real
Estate Balance. In January 2023, Preben Prebensen was
appointed as Non-Executive Chairman of Enra Specialist
Finance. in April 2023, Laura Wade-Gery was appointed as
Chair of Moorfields Eye Hospital NHS Foundation Trust.
|_oraine Woodhouse was appointed as Non-Executive
Director of The Restaurant Group PLC and Pennon Group
PLC, in July and Dacember 2022 respectively.

In all cases the Board considered the appeintments and
concluded that they would not impact the Directors’ ahility to
dedicate sufficient time to their commitments at British Land.
The Board and Nomination Committee will continuously
monitor all Directors’ abilily to commut sufficient time to the
Company. Prior approval of the appointments was given, and
they were subsequently noted in the register of situational
conflicts which was then approved.

Non-Executive Directors’ letters of appointment set out

the time commitments expected from them. Following
consideration, the Nomination Cormmittee 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 appointment to
the Board can be found within the report of the Nomination
Committee on page 128.

British Land’s policy is to aftow Executive Directors to take
ane non-executive directorship at another FTSE company,
subject to Board approval.

Storey,
& Orsman Road
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GOVERNANCE REVIEW contrnued

Division of
responsibilities

—

There is a clear writtan division of responsibilities batween the
Chair (who is responsible for the leadership and effectiveness

of the Board), Chief Executive (who is responsible for
managing the Company) and Senior independent Director
(51D) 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 all Directors have
the opportunity to contribute to the debate. The Directors
are able to voice their apinions in a calm and respectful
environment, 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 formai
Board meetings to allow for open, two-way discussion
about the effectiveness of the Boara, 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 responsibie for the Company's strategy, promoting our
cutture and sharing key stakeholder views with the Baard.

Operation of the Board

Qur governance framework set out on page 112 ensures
that the Board is able to focus on strategic proposals, majar
transactions and governance matters which affect the long
term success of the business.

Regular Board and Committee meatings are scheduled
throughout the year. Ad hac maetings may be hald at short
notice when Board-lave! decisions of a time-critical nature
need to be made, or for exceptional business.

Care is taken to ensure that information is circulated in good
time before Board and Committee meetings and that papers
are presented clearly and with the appropriate level of detail
to assist the Board in discharging its duties. The Secretariat
assists the Board and Committee Chairs in agreeing the
agenda in sufficient tima bafore the meeting to allow for
input from key stakeholders and senior executives. Chairs

of Commitiees are also sent draft papers in advance of
circulation tc Committee members to give time for input.

Papers for scheduled meetings are circulated one weeak pricr
to meetings and clearly marked as being 'For Decision’, ‘For
Information’” or "For Discussion'. To enhance the delivery of
Board and Committee papers, the Board uses a Board portal
and 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

informaticn fiows between the Board and its Committees, and

between senjor management and Non-Executive Directors
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Board Committees

Four standing Committees have been operating throughout
the year: Audit, Nomination, Remuneration and Environmental
Social Governance, to which certain powers have been
deliegated. 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 Committeas comprises solely independent
Non-Executive Directors, and the Nominatian Committee
comprises the Chair of the Board who chairs the Committee
and independent Non-Executive Directors. The reports of the
standing Committees are set out in the following pages.

The terms of reference of each Committee and the mattars
reserved for the Board are available on our website at
britishland.com/committees.

The Board has delegated authority for the day-to-day
managemaeant of the business to the Chief Executive.
Executive Directors and senior management have beaen given
delegated authority by the Board to make decisions within
specified parameters. Decisions outside these parameters
are resarved for the Board, although management will often
bring decisions within their delegated authority to the Board
for scrutiny and challenge.

Executive Committees

Executive Committee

The Chief Executive is supported by the Executive Committee
in discharging his duties which have been delegated by the
Board. Comprised of the senior management team, the
Committee's main areas of focus are the formulation and
implementation of strategic initiatives, business performance
monitoring and evaluating and overseeing culture and
stakeholder engagament.

Investment Committee

Principal investment decisions are reserved for the Board;
howevar, it has delegated authority to the Investment
Committee to make decisions within specified financial
parameters. The Investment Committes is chaired by the
Head of Investment and Strategy. lts membership comprises
the majority of the Executive Committee including the CEQ
and CFO. The Investment Committee alse reviews investrment
proposals that fall outside its deiegated authority and
provides recommendations to the Board for its consideration.

Risk Committee

The Chief Financial Officer chairs the Risk Committee which
comprisas all members of the Executive Committee and
senior management across the business. The Committee

has overall accountatitity for managemeant 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 Davelopments, Head of Real Estate and Joint Head
of Canada Water & Head of Residentia), The Committee is
attended by several members of the British Land Leadership
Team and has management responsibility for the execution
of the Company’s 2030 Sustainability Strategy and the
Company’s respense to evoliving regulation in this area. The
Committee was re-formed during the year to an Executive
level Committee to reflect its responsibilities and ensure
thorough accountaklility

Management committees

The Executive Cornmittees are supported by several
management committaes as detailad in our governance
framework on page 112.



Composition,
succession and evaluation

—>

Composition, succession and evaluation

Our rigorous and transparent procedures for appointing
new Directors are led by the Nomination Committee.
Non-Executive Directors are appointad for specified terms
and all continuing Directors offer themselves for election or
re-election by shareholders at the AGM each year provided
the Board, on the recommendation of the Nomination
Committee, deems it appropriate that they do so, taking into
account various factors including the length of concurrent
service. The procedure for appointing new Directors is
detailed in the Nemination Committee report on page 128.

The Nomination Committee is responsible for reviewing the
composition of the Board and its Committees and assessing
whether the balance of skills, experience, knowledge and

diversity is appropriate to enable them to operate effectively.

More detail can be found in the Nomination Committee
report on pages 130 to 131,

As well as leading the procedures for appointments to the
Board and its Committees, the Nomination Committee
oversees succession planning for the Board and senior
management with reference to the Board Diversity

and Inclusion Policy. Further details on the werk of the
Nomination Committee and the Diversity and Inclusion
Policy are within its report on page 130.

The Notice of Meeting for the 2023 Annuat General Meeting
details the specific reasans 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
Directar 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 Sacretariat circulating questionnaires, seeking
quantitative and qualitative feedback and reporting the
outcomes to the Board.

The Senior Independent Director held a meeting of the
Non-Executive Directors without the Chair to appraise
the Chair's performance and running of the Board.

The internal evaluation concluded that the Board, its
Committees and its individual members all continue to
operate effectively and with due diligence. The evaluation
considered the Board’s camposition, including diversity, and
its effectiveness. It also confirmed that progress was made as
a result of the internal Board effectiveness evaluation in 2022
as follows:

Recommendation

A review of the competitor peer group’s significant activity
was to be included in the regular update to the Board from
the Chief Executive.

Progress: investor feedback and reports on main
competitor activities occupy part of each management
report at the Board.

Recommendation

Management to provide the Board regularly with more
detalled feedback from investor and analyst engagement
to build 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 exteornal speakers at
the annual strategy off-site.

Recommendation
Management succession plans to be brought to the Board as
a recurring agenda item.

Progress. The Board has been integral to the developmaent
and implemeantation of management succession during the
year in which several senior management changes have
taken place.

Specific actions were drawn from the results of the recent
internal evaluation, inciuding:

- 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 reguiatory landscape;

- Further information on industry compaetitors 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.

Outcomes will be reported in the 2024 Annual Report. The
next external Board evaluation will conclude in March 2024.
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GOVERNANCE REVIEW confinued

Audit, risk management and
internal control

-

Audit Committee

The Audit Committee is responsible for monitoring the
integnity of the financial statements and results anncuncements
of the Company as well as the appointment, remuneration
and effectiveness of the external and internal auditors. The
detailed report of the Audit Committeeg is on pages 132 to 140.

Financial and business reporting

The Board is responsible for preparing the Annual Report and
confirms in the Directors’ Responsibilities Statement set ocut
on page 163 that it believes that the Annuat Report, taken as
a whole, is fair, balanced and understandable. The process for
reaching this decision is outlined in the repart 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 preparad 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
Committes, makes recommendations in respact of the
Group’s principal and emerging risks, risk appetite, key risk
indicators and the operation and effectiveness of the internal
control environment. Further information on the Group's risk
management processes and role of the Board and the Audit
Committee can be found on pages 139 to 140.

During the course of its review for the year ended 31 March
2023, and to the date of this Report, the Audit 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 managemeant
and internal control assurance process for thea 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 cantrol and related financial
and business reporting’ and the Company’s internal cantrol
framework aperates in line with the recommandations sat
cut in the internationally recognised COSC Internal Control
integrated Framework.
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Audit, risk management and internal control
The key risk management and internal conirol procedures
over financial reporting include the following:

Operational risk management framework: operationatl
reporting processes are in place to mitigate the risk of
financial misstatement. Key controls are owned by senior
managers who report on compliance on a six-monthly basis
to the Risk Committee. All key internal financial controls are
reviewed on a two-yearly cycle by Internal Audit. In addition,
the risk and contral tearm carries out sample testing
biannuaily across all key operational and financial controls
and reports exceptions to the Risk and Audit Committees;

Financial reporting: our financiai reporiing process

is managed using documented accounting policies and
reporting formats supported by detailed instructions and
guidance on reporting requirements. This process is subject
to oversight and review by both the external auditors and
the Audit Committee; and

Disclosure Committee: membership comprises the Chiaf
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 internm and full year reporting process and
determines, with external advice from the Company's legal
and financial advisers as required, whether inside information
exists and the appropriate disclosure requirements.

Going concern and viability statements
Disclosures on our use of the ‘going concern’ basis of
accounting and our viability statement can be found in
the viability statement on page 61.



Remuneration

—>

The Company’s remuneraticn policies and practices are
designed to support our strategy and promote the fong term
sustainable success of the business. We have a clear strategy
which pasitions our business for growth. Delivering against
this strategy creates the inputs for future value crestion

for all our stakeholders. In our Directors’ Remuneration
Report we explain our approach te incentivise and reward
employees to deliver value creation whilst also managing

the business un o day-to-day basis. We also explain how

we create alignment with shareholders and measure our
perfarmance over the longer term.
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Our current Remuneration Policy was approved by
shareholders at the 2022 AGM with 86.24% of the votes

in favour. The new policy introduced environmental targets
which are linked ta executive remuneration. The Remuneration
Committee is also responsible for establishing remuneration
of the members of the Executive Committee.

The Committee is authorised to use discretion in determining
remuneration outcomes for Executive Directors.

> Further details on the Committee’s use of discretion this
year can be found in the Directors’ Remuneration Report
starting on page 141.

Key investor relations activities during the year

May 2022 June 2022 July 2022

~ Full Year Results Presentation - Morgan Stantey Europe & - AGM

- Full Year Results Roadshow EEMEA Property Conference - Virtual US roadshow

- Kempen Real Estate Canference (London} - Private client roadshow
{Amsterdam) (London)

September 2022 November 2022 December 2022

- BofA Global Real Estate - Half Year Results Presentation - Analyst and Investor social
Conference (New York) - Half Year Results Roadshaw - Virtual US roadshow

- Virtual US roadshow - JP Morgan Best of British

Conference {Londaon)
- UBRS CEQ Conference {Landan)

January 2023 February 2023 March 2023
- Barclays Real Estate Conference - Private client broker roadshow - Citi Global Property Conference
(London) (t.ondon) (Miami)
- Kempen Property Conference
(New York)

[ Norton Folgate

British Land Annual Report and Accounts 2023 119




Trne Brtish Land Company PLC CO621920

GOVERNANCE REVIEW continued

Board activity in FY23

The Board meets reguiarly with peopie from
across British Land and interacts with a range
of advisers including corporate brokers and
valuers to implement our strategic priorities.

The Board has focused on several areas during
the yvear and made a number of key decisions
that enable the Company to execute its strategy.

I Paddingion Central J

Strategy ————} - Strategy off-site with the full Board and Executive Commitiee
- Canada Water progress and the approval of funding
- Investor Audit

Finance ——}

Approval of new financing including new Revalving Credit Facilities
- Approval of the FY24 Budget and Capital Plan
- Macroeconomic updates from external advisers
- A deep dive into the impact of higher interast 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 programime

- Proceasses and systems review

- York House refurbishment

Sustainability ——-> - Embodied and operational carbon
- GRESB performance

-~ Social lmpact Fund

- Supply chain and procurement

Governance —} - Introduction of the Innovation Advisory Council
- Technology and processes roadmap
- Modern Slavery Act
- Tax policy
- Annual General Meeting and shareholder engagement
Beard diversity and succession

!
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REPORT OF THE ENVIRONMENTAL SOCIAL

GOVERNANCE COMMITTEE

Alastair Hughes
Chair of the ESG Committee

HELPING
PEOPLE THRIVE

We seek to ensure the Company is a first-class
employer that builds and manages best in class
buildings for its communities and occupiers and
delivers this in a sustainable way.

| am pleased to present the report of the £E5G
Committee for the year ended 31 March 2023,

Tha Committee assists the Board in overseeing its
engagement with employees and other stakeholders and
monitors the Company’s wider contribution to society and
the environment.

This report sets out in detail the activity undertaken by the
Committee during the vear ended 31 March 2023,

Committee composition

The Committee is composed solely of independent
Non-Executive Directors. Attendance at Committee
meetings during the year is set out in the following table:

Datec of Committea

Director Posit:on appointment Attendance
Alastair Hughes  Chair © daprzole 4/4
Lynn Gladden  Member  1Apr2019  4/4
Mark Aedy ~ Member  17Nov2021  4/4

Senicr managers, including the Chief Executive Cfficer, Chief
Financial Officer, HR Director, General Counsel and Company
Secretary, Chief Operating Officer and Head of Secretariat
are invited to each Committee meeting, and other members
of our leadership team such as the Head of Develcpments,
Head of Envircnmental Sustainability, Head of Social
Sustainability and Head of Employee Relations are invited

to attend the scctions of the meetings that are relevant to
their work.

' Committee effectiveness

The Committee’s effectiveness was reviewed as part of the
wider internal Board evaluation which concluded that the
Committee had operated effectively. The Committee reviewed
its terms of reference during the year, and no changes were
made. They are available at britishland.com/committees.

Committee responsibilities

The Committee is responsible for workforce engagement
under Provision 5 of the Code. We believe that having @
committee responsible for engagement with the workforce
provides greater resource at Board level dedicated to
engagement than designating a single Non-Executive
Oirector or workforce panel.

The Committee has embraced its new name and now
arganises its business under three pillars: Environmental,
Social and Governance, so this report is structured accordingly.
As a Committee, we make sure that our key stakeholders are
at the core of every discussion and decision made in order

to create Places People Prefer. Our responsibilities are

listed below.

Environment

- Understand the impact of our cperations on the
enviranment, 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

- Assess and monitor our culture to ensure it aligns with
our purpose, values and strategy

- Engage with the workforce en behalf of the Board

- Review workforce engagement mechanisms, including
considering their outputs and assessing thelr effectiveness

- Monitor the development of gender and ethnic diversity
of the senior management pipeline, 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

- Oversee the work of the Sustainability Committee,
Community Investment Fund, Health and Safety
Committee and the Transition Vehicle

- Oversee and monitor our Health & Safety systems

- Monitor the processes and mechanisms for building
relationships with customers, suppliers and other
key stakeholders
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REPORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE cantraued

Environment

2030 Sustainability Strategy progress

This yvear 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-18. We expect some of
these improvements to unwind as office use and occupancy
further normalises. 45% of assets in our paortfolio have now
achieved an A or B grade EPC which is an improvement of
9% during the year. In developmaents, the continued focus on
embodied carbon and low carbon mataerials is yielding results
with the average embodied carbon intensity of current office
developments now at 646kg CO’e/m? We also impiemented
an engagerment strategy with our accupiers to understand
their energy reduction pians. More information can be

found in the Sustainability section on pages 70 to 89.

Transition Vehicle

The Transition Vehicle was created to fund initiatives to
reduce operational carbon emissions from the standing
portfoifo. This year it deployed £1.7m on sustainabie
initiatives, and committed £5.9m, with the majority of funding
going towards the installation of heat pumps and LED lights
at our Broadgate, Regent’s Place and Paddington Central
Campuses. A significant sum was aiso spent on our retail
assets with the majority being spent on upgrading LED lights.
The Transition Vehicle currently holds £13.3m which will be
used in future years to implemeant sustainable initiatives and
offset carbon.

The Transition Vehicle oversees the funding of purchasing of
carbon credits: this year it helped to fund the purchasing of
carbon credits equivalent to 87% of the embodied carbon in
aour committed development pipeline.

tLeading by example
Qur 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 Dieorama Theatre {(NDT),
Regent’s Place
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ranking top of our peer group, as well as achieving a 4 star
rating for Standing Investments

- Building Research Establishment: recognised the first
large-scale use of a materials passport at 1 Breadgate
which will enable us to track materials used during
canstruction to increase the potential 1o reuse materials

- WiredScore: awarded a Platinum SmartScore for smart
building technology that collects reafl time data to improve
operational efficiency and user experience at | Broadgate,
100 Liverpoo! Street, and Plots Al and A2 at Canada Water

We are also piloting earth friendly concrete at Canada Water
and have completed feasibility studies to introduce onsite
solar energy at several assets. These are just a few examples
to show how British Land intends to be a market ieader 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 Sustainebility Strategy
focuses on creating a long-lasting pasitive social impact by
collaboratively addressing local priorities through a Place
Based approach.

We wera pleased to see that all targets for the year had been
met. A key develcpment 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 builds on British Land’s long
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
retail space to 15 local small businesses across four of our
retail assets, demonstrating the success of this initiative.

Measuring our impact

This year we commissicned a social impact report
evaluating the contribution of the New Diorama Theatre
at Broadgate. Results showed that this partnership
boosted the UK economy with over £40m of additional
revenue and supported over 1,000 full-tirme jobs during
the pandemic.




Social value reporting

This year we introduced sociat 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 yvear, 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 guick 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 committed to Shelter’s Hardship Fund,

£o miligate the effects of inflation on existing core programmes.
Arother excellent example was the provision of free space to the
Ukraine institute language schoot which was driven by the Estate
Director at Paddington Central. To date the Company has
supported 627 students with space and funding.

We oversee the Community Investment Fund which supports
delivery against cur 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 theé past year the Community Investment
Fund has been renamed the Socia! Impact Fund to reflect cur
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 ig 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 ¢ritical te 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 engagament.

As a direct result of the engagement methods described in
this report, the Board made the foilowing 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 imgrove T 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 curselvas to improve.

Qutcomes:

- impiement initiatives overseen by the Committee

- provides connection, lively discussion and vital education
for the Committee, Board and organisation as a whole

See overleaf case studies on two of our networks and their
work. Further information on how our Employee Networks
supgport 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 held a series of financial education webinars

Employee engagement survey

We conducted a survey in November 2022 and were
encouraged by the positive response. Qur overall engagement
score rose to 78%, exceeading the score in the previous survey
and nationa! benchmark. Our scores for Social Connection,
Engagement and Leadership also exceeded benchmarks
significantly, and 93% of employees reported that they were
proud ta work for British Land. The ESG and Remuneration
Committees participated in a deep dive session to analyse
themes and trends, including through a diversity lens.

Qutcomes:

- relaunching our Learning and Development Portal

~ refurbishment of our head office to reflect the need for more
collaboration/social space and auiet piaces to take video calls

- relaunching in-house management training

Company Conference

The thame 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
including a 'Hats On’ channel where staff can suggest new
ideas and improvements for the busingss, and an Inncvation
Advisory Council as detailed on page 107

- unveiling of our new Company value, deliver at pace,
which enshrines our employees’ abllities to quickly adapt,
innovate and problem solve which they demaonstrated
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 emplioyees to share
their personal experiences. Monthty staff meetings in a 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.

Outcomes:

- Executive Committee members follow up at team level
to answer questions and address concerns in a less
formal setting and feedback is discussed at Executive
Committee mestings

Director engagement

We host regular ‘'NED Breakfasts' where employees have
the opportunity to share breakfast with some of our Non-
Exacutive Directors and ask guestions, engage in discussion
and hear about their careers and experience. Our women’s
network, EquitaBLe, arranged 'In Conversation with Loraine
Woaodhouse' where employees heard Loraine speak about
her career and participated in a Q&A session. Our mentoring
scheme to pair highly performing senfor employees with
Non-Executive Directors also continued for its third year.
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REPORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE continued

Network case study: EquitaBLe

Driving positive change through engagement
"Networks are incredibly valuable in championing diversity
and supporting management by getting under the skin

of empioyee views and opinions to help inform and drive
change EquitaBle’s work this year was a great example
of tha tangible impact effective engagement can have.

Our January 2027 staff engagement suryey revealed that
for three of the guestions, there were statistically significant
differences in the scores given by men and wamen, We
arranged a series of focus groups, open to all, to provide a
forum for sharing personal insights and really understand
where the Company couid make meaningful differences.

Based on the high quality discussions and feedback, with
the support of HR and leadership, we rolled out several
initiativas during the year to address some of the concerns
raised, including:

- Collaborating with HR and the NextGen network to launch
the speed mentoring scheme, which was promoted to
senior women with the result that over 50% of the
mentors that signed up were women

- Arranging a programme of events for Women's History
Month with women in senior management parnticipating

- Working with MR to introduce a Menopause Policy

- Launching our FlexiBlLe blog, which raises awarenass of
flexible ways of working amongst both women and men
at various levels of the business to bust myths around
prograssion and shared parental {save

We were pieased to see the substantial impact of our work

in the November 2022 engagement survay results. Mot anly
was there a considerable reduction in the diffarence betweaen
scares given by men and women for two of the questions, for
the last, women scored more positively than men.

In the coming year, we plan to build on our work, identifying
areas of priority from the November survey results such as
career progression cpportunities for women, ensuring British
Land offers the right levels of flexibility for working parents
and collaborating with our management team to reduce the
gender pay gap.

124 British Land oLz f2nnot 2 d A0 o 200

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 teadership te achieve
equitable outcomes for ail”

Jess Ford, Chair of EquitaBle

Qur impact
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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 & Inclusion 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 686,

People and culture

The Equal Pay audit ensures parity and consistency in our
remuneration process. Qur ethnicity pay gap has recuced
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,

N 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 interviaws 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 cne intern through
Leocnard 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 Mcbility Employer
Index 2022, rising 45 places from our position {ast year.

__% Eurther informatian on our Early Careers Strategy can be
found in the Peopte and culture section of the Strategic
Report on page 68.

Supply chain

We have added a requiremeant 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&| themed supplier
conference in September 2022 where suppliers showcased
their DE&! commitment. We were proud to receive Disability
Smart Accreditation frorm the Business Disability Forum in
recognition of our procurement team's work to implement
new tools improving digital accessibility.

l.eadership

To embed our values at every level of the crganisation,
our Board and Executive Committee members set
themselves specific objectives on diversity and inclusion
and prograss 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 Directars’ Remuneration Report on pages 149
and 150.

A summary of progress on our diversity targets in respect
of Board compaoasition can be found within the report of
the Nomination Committee on page 131,

N
-

Places and communities

Work is underway to align our Early Careers and Social
Sustainability strategies by establishing community
recruitment partnerships at our places and working with
local authority stakeholders to support local residents into
the industry, This year headiine KPis have been created to
track our progress.

N Further information on initiatives under our DE&I Strategy
can be found in the People and culture section of the
Strategic Report on page 66.
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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 employeas at British Land and to
support, celebrate and encourage ethnic minority
employees. Networks provide valuable input and
accountability to the business and heip make the
spirit of policies a reality. REACH contributas by
tapping into the unigue 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 our work allows
employees to bring thelr whole selves and share their
lived experiences to educate, stimulate discussion and
promote inclusivity around the business.”

tnitiatives:

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 faunched 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.

Biog posts: numeraus blog posts on the staff intranet
where emplayees write about their cultural identity

to educate the wider business, provide guidance on
supporting colleagues (for example, during Ramadan)
and connect paople from around the business.

Events: included a livestream on ‘How to talk to
children about race’ in collaboration with the Parents &
Carers Network, an art exhibition during Black History
Month showcasing black artists at York House: and
cultural cetebrations 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
tha proactivity demonstrated by the managament team
throughout the year. Following the introduction of the
Building Safety Act 2020, tha team efficiently investigated
the implications for our assets, undertook studies to
undearstand them thaoroughly and put in place maasures

to address the requirements of the new legislation British
Land was also invelved in collaborating with leading UK
construction and development businesses to contribute to
and chair the Construction Praductivity 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 commaodity volatidity,
material supply constraints, supply chain uncertainty and
the conflict in Ukraine. The impact of these external factors
an our decision making, procurement routes and contractor
selection were brought to our attention and challenged
appropriately. We were reassured by the diligent approach
taken by management in response to the chailenges of the
macro environment,

The Committee receives annual updates from the Head

of Procurement to allow Directors to have regard to
engagement with suppliers and partners. This year British
Land hosted its first Supplier Parther Conference since the
start of the Covid-19 pandemic. Here we restated, alongside
our partners, our commitrment to responsible procurement
and the impaortance of the relationships we have with our
suppliers, big or small. The close ties and collsboration with
our suppliers are paramount to the work we do, and it is
comforting to know that our suppliers are aligned with

our 2030 Sustainability Strategy and lead with the same
vafues as our own.

Overall, we are satisfied that British Land continues
to demonsirate best in class construction and health
and safety practices alongside our commitment to
sustainable developments.

Key areas of focus for the coming year

This year we have seen steady progress towards achieving
aur 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 ta invest in our standing portfolio via the
Transition Vehicle with the aim of improving our GRESE
rating for Standing Investments.

Cur people remain central to what we do. We will continue
to monitor the culture of British Land through our workforce
engagerment methods including those outlinad in this report.
The Committee will monitor the progress of the proposed
changes closely following the outcomes of the employes
engagement survey. Diversity will continue fo be a point of
facus far the Committee, and we will oversee the processes
in place to facilitate a diverse pipeline of tatent for the future.
importantly, we will monitar prograss against the Diversity,
Equality & inclusion Strategy, gender and ethnicity pay gap,
and race equality objectives, We hope that together these
ohjectives witl add to the good work already carried out in
anabling our people {o bring their whole selves to work,
which s a foundation of cur culture at British Land.

We will also maintaip best in class construction and health
and safety whilst steering the business through the
chalienges of the macro environment.

fhighgle

Alasiair Hughes
Chair of the ESG Committee
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REPORT OF THE NOMINATION COMMITTEE

Tim Score
Non-Executive Chair

ENSURING

A BALANCED
AND DIVERSE
BOARD

The Nomination Committee
supports the Board on composition,
succession and diversity matters.

| am pleased to present the report of the Nomination
Committee for the year ended 31 March 2023.

The development and execution of our long term strategic
objectives, embedding of our culture and values and
promaotion of the interests of cur 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 skills and
capabilities amongst the Directors.

The Nomination Committee continues to play & key role in
supporting British Land's iong term sustainable success. This
year we have focused on our Board Diversity and Inclusion
Policy, strategic priorities and succession, all of which are
naturally considered in parallel to each 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 lead in this area. As

a Committee we are mindful that this must be led from

the top of the business. The Beard and management team
have spent significant time during the year considering our
approach to improve diversity throughout the Company
and how to pxtend our quantifiable Largets. Assisted by the
work of the ESG Cemmittee in ensuring a diverse pipeline
for succession, consideration was given to the benafits 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
progress both in this report and in the Pecple and

culture section of the Strategic Report.

Succession planning at Board level continues to be a

pricrity for the Committee. The Committee is mindful of
Non-Executive Directors approaching nine years in post and
the search process for appropriate successors is ongoing.

As Directors approach their nine-year limits, the Committee
has an opportunity to consider more broadly the skill set and
diversity of the Board as a whole. It is a key consideration for
all Board roles that alongside appropriate knowledge and
expertise Directors will embody and demonstrate our values
and aim to strengthen our commitment to sustainability

and diversity.

In the year ahead, the Committee will continue to focus on
the medium to long term succession of the Board. | hope you
find the following report interesting and 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.

[7S 0&"9“

Tim Score
Chair of the Nomination Committee
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REPORT OF THE NOMINATION COMMITTEE continued

Committee compeosition and governance

The Commitiee has five members. As at the 31 March 2023
year end the Committee comprised: Tim Score, Preben
Prebensen, Alastair Hughes, Laura Wade-Gery and
Irvinder Goodhew,

Details of the Committes's membership and attendance at
meeatings during the vear are set out in the table below,
oo T T T T T T patnof Commistes

D ractor Postien appointment  Attendanca
Tim Score  Chair | C1Aprzot7 | 3/3
Alastair Hughes  Member 29 uly 2020 3/3
lrvinder Goodhew  Member 18 Nov 2020 3/3
Laura Wade-Gery ~ Member 18 Nov 2020  3/3
Preben Prebensen  Memper 19 July 2019 3/3

Responsibilities

Director search, selection and appointment process

The Committee overseas the search, selection and appointment
process for Board appointmeants which is summarised below.
The process is conductad in accordance with the Board
Diversity and Inclusion Policy and the Selection and
Appointment Process, which are both explained later in this
report. Russell Reynolds Associates, the executive search
firmm appointed, has no other relationship to the Company

or individual Directors, The firm has adopted the Voluntary
Code ¢f Conduct for Executive Search Firms on gender
diversity and best practice.

Induction, Board training and development

Each new Director is invited to meet the HR Director, General
Counsel and Company Secretary and Head of Secretariat to
discuss their induction needs in detail, following which the
pragramme is tailored specifically to their requirements and
adapted to reflect thair existing knowladge and experience.

Each induction programme would ordinarily include:

1. meetings with the Chair, Executive Directars, Committee
Chairs, external auditor and remuneration 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
marmbers of the senior management team;

4. visits to key assets;

5. details of Board and Committee procedures and
Directars’ responsibilities;

6. details of the investor relations programme; and

7 information on the Company’s approach to sustainability,

The Committee also has responsibility for the Board's training
and professional development needs. Directors receive
training and presentations during the course of the year to
keep their knowledge current and enhance their experience.

Board and Committee composition raeviews

and appointments

During the year the Committee reviewed the broader
compasition and balance of the Board and its Committees,
their alignment with the Company’s strategic obiectives
and the neead for progressive rafreshing of the Board.

The Committee is satisfied that, following the internally

facilitatad Board effectivenass evaluation, the Board and its
Committees continue to maintain an appropriate balance of
skills and experience required to fulfil their roles effectively.

Details of external appointments taken on by Directors during
the vear can be found on page 1i15. These appointments are
expected to enhance the Non-Executive Directors' expertise
and allow them 1o bring greater insight to their role at British
Land. All external appointments are subject to approval prior
to being accepted.

independence and re-apppointment

The independence of all Non-Executive Directors s
reviewed by the Committee annually, with reference to their
independence of character and judgement and whether any
circumstances or reiationships exist which could affect their
judgement The Board is of the view that the Non-Executive

Role brief Longlist review

Interview Review and

The Committes works

only with external search
agencies which have
adopted the Voluntary Code
of Conduct for Executive
Search Firms on gender
diversity and best practice.
The Committee and agency
work together to deveiop

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
cbjectively assessed.

The external search agency
is challenged to use the
objective criteria for the role
to produce a longlist of high
quality candidates from a
broad range of potential
sources of talent. This
process supports creation
of a diverse {ongilist. The
Nomination Committee
selects candidates from

this list to be invited

for interview.
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A formal, multi-stage
interview process is used

to assess the candidates. For
gach appointment the choice
of interviewer is customised
to the specific requirements
of the role. All interview
candidates are subject to a
rigorous referencing process

recommendation

The Cammittee ensures
that, prior to making

any recommendation

to the Board. any potential
conflicts and the significant
time commitments

of prospective Directors
have been satisfactorily
reviewead,



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 gach Director's contribution to the
Board and its Committees, together with the overall balance
of knewledge, 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 Board and its Committees, discharges his
or her duties effectively and that each makes a valuable
contribution to the leadership of the Company for the
benefit of all stakeholders.

Accordingly, the Committee recommended to the Boord that
all serving Diractors be put forward for re-appointment at the
2023 AGM,

N, Biographies for each Director can be found on pages 108
to 1.

Succession planning

The Committee is responsible for reviewing the succession
plans for the Board, including the Chief Executive. We
recognise that successful succession planning includes
nurturing our own talent pool and giving opportunities to
those who are capable of growing into more senjor roles.

The Committee considered the gender balance of the

Board over the next two years specificaliy when considering
Directors approaching tenure limits and the requirement

to have a woman in one of the four main Board roles.

The Board completes a skills matrix periodicaily 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
will help guide management in this area. We will also seek to
ensure succession for the Board's expertise in audit, finance,
remuneration and governance cver the long term.

The Chief Executive prepares succession plans for senior
management for consideration by the Committee with

the rest of the Board invited to be involved as appropriate.
The Commitiee notes that the remit of the ESG Committee
inciudes consideration of the extent to which the business
is developing a diverse pipeline for succession to senior
management roles.

Succession plans for executive management, which would
typically be dealt with by the Committes, were discussed
with the full Board during the year. Sally Jones, previously
our Head of $trategy, Digital & Technology, stepped down
from the Company and Nigel Webb, currently our Head of
Ceveloprments, will retire in 2023, Sally and Nigel have made
significant cantributions 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 Londaon
skyline. Their responsibilities have been assumed by
existing members of cur 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.

Tha British Land Companry PLC Q0621920

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 tenure as Chair. Given the
current macroeconomic challenges and focus of the
management team to deliver our ambitious plans for
growth, the Committee agreed that it was in the best
interests of the Company to retain Tim as Chair for one
year beyond the nine-year limit set cut in Provision 19
of the Code.

Tim has brought expertise and leadership to British
Land which has benefited immeasurably from his
guidance and knowledge. A thorough process toe 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 cont/nuad

Demonstrating our skills

The skills matrix shows the level of expertise cur Chair and
Mon-Executive Oirectors 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.

Board Diversity and inclusion Policy
The Board's Diversity and Inclusion Policy was amended

during the year to reflect the enhanced diversity reguirements

of the FCA Listing Rules and the recommendation fram the
FTSE Wamen Leaders review. The policy applies to the
Board and its Committees.

The policy recognises the benefits of diversity in its broadest
sense and sets out the Board’'s ambitions and objectives
regarding diversity at Board and senior managemaent level.
We believe that in order to achieve Places Paople Prafer

we nead a diverse Board to reflect the diverse places we
deveiop and manage. The policy notes that appointments
will continue to be made on merit against a set of chjective
criteria, which are developed in consideration of the skills,
exparience, independence and knowledge which the Board
as a whole reqguires 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 dacision making.

The abjectives from the policy in force for the year ended
31 March 2023 included:

- the intention to maintain a balance such that at least 40%
of the Board are women.

- the intention to maintain at least two Directors from an
ethnic minority background.

- the intention for at least one of the Chair, Chief Executive
Officer, Chief Financial Officer or Senior Independent
Director to be a woman.

~ to achieve a gender balance such that at least 40% of
seniar management are womean. Senicr management is
defined as the Executive Committee 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 beyond the regulatory
requirements in adopting the revised policy, in order to drive
positive change and lead from the front. in satting stretching
targets, the Board recognises that there will be times when
they are not met. British Land is a relatively small
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Board gender balance

arganisation in terms of numbers of employees and therafore
changes at the senior end of the business can have a
disproportionate effect on outcomes.

As at 31 March 2023, the Board had met a majority of its
targets on gender and ethnic diversity balance. One of the
four senicr Board roles outlined above was not cccupied by a
waornan at the year end. This policy came into effect after the
current Chair, CEQ, CFO and 31D were appointed. This target
is at the forefront of the Cornmittee’'s mind as we plan for the
succession of key roies during the year ahead

As at 31 March 2023, the gender diversity for senior
management, as previcusly defined, was 35% women,

down from 37% in 2022, This is driven first by changes to our
Executive Committee during the year and the reorganisation
of internal reporting lines. Gender diversity is an industry-
wide concern The most recently published data by the Royal
institute of Chartered Surveyors {RICS) shows that only 4%
of female chartered surveyors in the UK are RICS feliows.
This makes it more challenging to improve the gander
balance of cur 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 intreduced
targetad 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 employeeas by 2025,



Clear accountability for diversity and inclusion is delivered
through the ESG Committee, which monitors progress on
diversity and inclusion cbjectives and relevant initiatives
within British Land.

Qur Board Diversity and Inclusion Policy and Company
Diversity, Equality & Inclusion Strategy together enable
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us to bring in people of wide-ranging talent and experience,
diversity of thought and bolstering decision making allowing
us to continue to create Plages People Prefer.

X The policy can be found on our website
britishland.com/committees.

Number of senior
pasitions on

the Board Number in
Number of (CEQ, CFO exocutive % of executiive
Hoarc members % of the Boarao SID and Chair) management management
6 60 4 70
4 40 - 30

White British or other White (including minority-white groups)

Mixed/Multiple ethnic groups
Asian/Asian British

Black/African/Caribbean/Black Britisn

groug, including Arab

Not specifi;d_/prefer not to say

Number of semor
positions on

the Board MNurmber in
Number of (CEG. CFO, axecutive % OF executive
Board membors % of the Hoard SID and Chair) management management
8 20
2 H9]

The table above sets out the ethnic background and
gender identity of the Board and Executive Committee

as at 31 March 2023 which is our chosen reference date in
accordance with the Listing Rules. The data was collected
by the Head of Secretariat via individual questicnnaires.
The foarms 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 pracess followed for the internally facilitated Board
effectiveness evaluation conducted during the year is
described in the Governance review on page 117

The Committee’s effectiveness during the year was evaluated
as part of the internal Board evaluation which concluded that
the Committee operated effectively.

Board composition review

The Committee raviews annually the structure, size and
composition of the Board. This review considers the skills
and qualities required by the Board and its Committees as

a whale in light of the Group’s long term strategy, extarnal
environment and the need to allow for progressive refreshing
of the Board. The review identifies the specific skills required
by new appointees and guides the Committee’s long term
approach to appointments and succession planning.

The Committec also reviewed its terms of reference during
the year and no changes were recommended. The terms
are available on cur website britishland.com/committees.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Committee
schedules for consideration each year, over the next 12 months
we will continue to focus en succession planning both for the
Board, specifically the Chair, and at senior management leveal,
and further develop a strong talent pipeline and associated
leadership programmes in line with the Board Diversity and
Inclusion Policy.
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REPORT OF THE AUDIT COMMITTEE

Loraine Woodhouse
MNon-Executive Director

MONITORING
QUALITY AND
INTEGRITY

| 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 reparting, risk management, internal conirols
and assurance processes and the external audit. As well as

our main areas of responsibility, throughout the year the
Caommittea 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 compaosed solely of
independant Non-Executive Directors with sufficient financia!
experience, commaercial acumen and sector knowledge to
fulfil their responsibilities.

Members’ attendance at Committee meetings is set out in the
following table:

Dazte of Commritee

Direttor Fosition apraintrent  Attendance
-iorame Woodhouse mCh”airi o Z'I Nrar 202"1“ ‘3/3
Alastair Hughes  Member  1Jan2018  3/3
Nicholas Macpherson'  Member 1 Apr 2017 n
Preben Prebensen  Member  1Jan 2021 3/3

1 MNicholas Macpherson stood down as 3 Director of the Company effective
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

Commities focused on and can be used

to see how we have spent our time

during the year

Key

@ 'nvestment and develbement
_property va\uatwom;

. Corporate and ﬁ'\a'\c at )

reporting and farr, balavces
_and u'\dc' tar \danlc assessment

L] R's< management 31a inmtarnai contr

! Externat Ausitand |
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May 22 o duly 22
® Vvaluation reporis, effectiveness

AGM
_ androtation - Authority for the Audit Committee to

& 2022 draft Annua! Report and Accounts determine the auditor's remuneration
and preliminary announcement and the reappointrment of the external

'.' Fair, balanced and
understandahble assessment

[ ] Gomg concern and v:ab\hty assessments

® Assessmant of principal and emerging
r»sks key nsk decators amj rnsk appemn

‘ lnLernal [
‘ lntemav Aud t uDdate
' In.ormat\on sec._mty uDd_éte
@ External Audit raport
Y Sustam';abwy assuranm; rn;ort )

tro\s effectweness

. Corporate Covernance Code rev.
a 7\\,d\tor reappo n ‘ment and subsldfary
_auditor approval o

@ MNon-audt services pol oy
recommendal‘on L

lmernaf Aud.: ter\der’

External At..d‘t tender

auditor were approved by shareholders



For the purposes of the Code and FCA Handbook, the Board

is satisfied that the Cornmittee as a whaole has competence
relevant to the real estate sector, and | am deemed to meet the
specific requirement of having recent and relevant accounting
experience. Further information about members' qualifications
can be found in the Directors’ biographies on pages 108 to 117

The Committee meets privately with both external and
internat auditors after each scheduled meeting and continues
to be satisfied that neither is being unduly influenced by
management. As Committee Chair, | additionally held regular
meetings with the Chief Executive Officer, Chief Financial
Officer and other members of management to obtain a

good understanding of key issuas affecting the Group and
am therely abile to identify those matters which reguire
meaningful discussion at Committee meatings. | also

meet the External Audit partner, internal Audit partner

and representatives from each of the valuars privately to
discuss key issues as well as giving them the opportunity

to ralse any concerns they may have.

Committee effectiveness

The Committee reviewed its effectiveress as part of the wider
internal Board evaluation which concluded that the Committee
continued to operate effectively.

The Commitieea reviaws its terms of reference on an annual
basis and this year concluded that no changes were reqguired,
the terms are available on our website at
pritishland.com/committees.

L

Loraine Woodhouse
Chair of the Audit Committee
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Responsibilities and key areas of focus
Corporate and financial reporting

Monitoring the integrity of the Company's and Group’s
financial statements and any formal announcements relating
to financial performance, and considering significant financial
reporting issues, judgements and estimates. Considering the
appropriateness of the accounting treatment of significant
transactions, including asset acquisitions and disposals, and
the viability and going concern statements, Reviewing the
content of the Annual Report and preliminary announcement
ahead of publication, including sustainability related
disclosures and related assurance

Fair, balanced and understandable assessment
Assessing whether the Annual Report is fair, balanced
and understandable.

External Audit

Oversight and remuneration of the external auditor, assessing
effectiveness and independence, and making recommendations
to the Board on the appointment of, and policy for non-audit
services provided by, the external auditor.

internal Audit

Monitoring and reviewing the Internal Audit plan, reports
on the work of the internal auditor, and reviewing its
effactiveness, including its rescurcing.

Risk management and internal controls

Reviewing the system of internal control and risk management.
Raviewing the process for identification and mitigation of
principal and emerging risks, assessment of risk appetite

and key risk indicators, and challenging managaement

actions where appropriate.

Investment and development property valuations
Considering the valuation process, assumptions and
judgements made by the valuers and the outcomes. Meonitaring
the effectiveness of the Company’s valuers and the proportion
of the portfolio for which each valuer has responsikility.

- November 22 > March 23
® Valuer report, effectiveness and
_8Rpointment policy update

@ 2023 half year results and drafe
7prelwm|nary announcement
@

) Key fmancwal reportmg ;udgements

* Going concem assessment

Extama\ Audit review

isk management update ®

® Intema\ Audit update

L Intema\ controls ef’ect!veness

@ External Audit plan fees and
__engagement letter

® lntema! Aud\t tender update -

@ ctxiternal Audit tender update

@ Assessment of principal and emerging - Processes by which the Board identifies,
risks, key risk indicators and rnisk appetite

. "Annual fraud and anti- bribery and
corruptlon update

® Whistleblowing report

® Data privacy compliance . update
® Corporate governance reforms

Interna Audit report
. Financial reportmg ;udgemems )
® Govng concern and \nabmty assessments

® Annual tax update mcludlng tax plannmg-
and risk relating to tax

e ® Effectiveness of Audit Committee,
internal and external auditors

Focus for the coming vear:

assesses, monitors, manages and mitigates
risk, particularly in the context of the
current economic uncertainty and the
high inflationary environment;
Monitor key risk areas, particularly those
scheduled for review by Internal Audit
nciuding, but not imited to, key financial,
operational and IT controls, development
appraisal governance, ESG reporting and
Digital Placemaking:
- Continue te prepare and enhance our
readiness for the proposed corporate
governance reforms:

@ TCFD update. inciuding reflecting - Consider the impact of the evolving
the risk of climate change in our

financial reporting

review of mvestment valuation standards
undertaken by RICS on the valuation
processes of the Group: and

- Complete the External Audit tender
process, following the strategy setting
and preparations undertaken this year
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REPORT OF THE AUDIT COMMITTEE continuved

Corporate and financial reperting

The Committee continues to review the content and tene

of the preliminary results. Annual Report and Accounts and
half year resuits 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 whaole prior to forma! consideration by the Board, with
sufficient time pravided for feadback,

The Committes reviewed the key messaging included

in the Annual Report and Accounts and half year results,
paying particular attention to those matters considered to
be important to the Group by virtue of their size, complexity,
leve! of judgement required and potential impact on the
financial statements and wider businass model.

The Committee has satisfied itself that the controls over the
accuracy and consistency of the information presented in
the Annuai Report and Accounts are robust. The Committee
reviewed the procedure undertaken to enable the Board to
pravide the fair, balanced and understandable confirmaticn
to shareholders.
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Fair, halanced and understandable (FBL)
reporting

The Committee considers annually whether, in its opinion,

the Annual Report and Accounts, taken as a whole, is fair,
balanced and understandable and whether it provides the
informaticn 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 memibers of
the Investor Relations, Financial Reporting,
1. Analysis, Verification and Company

Management | Secretariat teams review 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 responsibla.

Alongside the external auditor's review,
3, a small internal group reviews the Annual
Internal Report, oversee a verification process for
vetification all factual content and reports its findings
to the Committee.

The Committee reviews the outputs from
4. stages 1-3 above and, if appropriate, makes
a recommendation to the Board that the
report is fair, balanced and understandable

Committee
review

/_\ The Board considers the Committee's
5. \ recommendation that the FBU statemant

{
i Recommend | be made and if thought fit, approves it. The
to Board statement can be found in the Directors’
Responsibilities Statement on pags 163,
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The significant issues considered by the Committee in relation to the financial statements and broader work it has undertaken
during the year ended 31 March 2023, and the actions taken to address these issues, are set out in the following table:

ficant Issues considered and how these 1ssues wore addressed

5g

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,
availability of committed debt facilities and expected
cavenant headroom.

The Committee also reviewed management’s assessment of
whether the Group's long term viahility appropriately reflects
the pruspects of the Group and covers an appropriate pericd
of time. This included consideration of whether the assessment
adequately reftected the Group’s risk appetite and principal
risks as disclosed on pages 48 to 60, whether the pericd
covered by the statement was reasonable given the strategy
of the Group and the environment In which it operates; 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 externa!l auditor on
the results of the testing undertaken on management's analysis
in both cases.

Provisioning

The Cemmittee considered management's approach

in determining appropriate provisioning levels for rental
arrears and tenant incentives, chalienging assumptions
and methaodology where appropriate. The Committee
also received a report from the external auditor.

Accounting for significant transactions

The accounting treatment of significant property acquisitions,
disposals, financing and leasing transactions is a recurring risk
for the Group with non-standard accounting entries required,
and in some cases management judgement applied. The
Committee reviewed management papers on key financial
reporting matters, including those for significant transactions,
as well as the external auditor’s findings on these matters. In
particutar, the Committee considered the accounting treatment
of the farmation of a joint venture with GIC in respect of
Paddington. The external auditor separately reviewed
management’s judgemaeants in relation to these transactions

and determined that the approach was appropriate.

Valuation of property portfolio

The valuation of investment and development properties
conducted by external valuers is inherently subjective as it is
undertaken on the basis of assumptions made by the valuers
which may not prove to be accurate. The outcome of the
valuation is significant to the Group in terms of investment
decisions, results and remuneration. The external valuers
presented their reports to the Committee prior to the half year
and full year results, providing an overview of the UK property
market and summarising the performance of the Group's
assets. Significant judgements made in preparing these
valuations were highlighted.

Outcome

The Committee satisfied itself that the going concern
pasis of preparation remained appropriate. In doing so,
the Committee requested that a reverse stress test be
undertaken, in addition to the severe but plausible
scaenarios conducted. The Committee agreed with
management’s assessment and recommended the
viability statement fo the Board. The viability slalement,
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 propcrtionate for the Group.

The Committee was satisfied that the accounting treatment
and related financial disclosure of significant transactions
was appropriate.

The Committee analysed the reports and reviewed the
valuation cutcomes, challenging assumptions made where
appropriate. The Committee challenged the valuers on
how the changing macrceconomic envirecnment, including
rapidly rising interest rates, had impacted valuations. The
Committee alse 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 Report,

135

British Land ~oraa Report and Accouris 2023



REPORT OF THE AUDIT COMMITTEE continued

S.an f cant issUes considared and hew those 'ssaes wiole addrossed

The Committee reviewed the appropriateness of taxation

provisions made and released by the Group during the period
It considered papears prepared by management and discussed

the views of the external auditor to cbtain assurance that
amounts held were commensurate with the associated risks

Corporate simplification and restructure
The Cammittes reviewed a ¢corporate simplification and
restructuring exercise conducted in the year. 1t 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 outcaomes ahead of execution. The Audit
Committee requested the externa! auditor to provide special
focus to this exercise, given its nature as a one-off and
non-standard matter.

Risk appetite and principal risks

The Committee received reports from management which
included a review of key risk indicators in the context of
our risk appetite and updates on our operational risks.

Assessment of internal controls

This year we have again operated in the context of the
proposed corporate governance reforms and are continually
saeking to enhance our internal control environment.
Management provided biannua!l confirmation of the
effectiveness of internal controls

TCFD

The Cammittee reviewed management’s continuing compliance
with the TCFD requirements for this year’'s Annual Report and

Accounts. It considered any ¢hanges proposed to both the
Strategic Report and financial statements.

External Audit

PricewaterhouseCoopers LLP (Pw(C) was appointed as the
Group's external auditor for the 2015 Annual Report and
Accounts following a formal competitive tender process
Given the continuing robustness and effectivenass of PwC

in their role a5 external auditor the Comrnittee 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 to be coempleted 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
conclusion of the 2019 audit. As part of the External Audit
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Ourcome

The Commitiee was satisfied that the taxation provisions
were appropriate. 'Our Approach to Tax', which was
reviewed by the Committee in the year, is available

at britishland.com/taxstrategy.

The Committee was satisfied that the appropriate steps had
been undertaken by management and key considerations
taken into account as part of the transaction steps,
including the findings af the external auditor who

provided a supplementary report on the matter,

The Committee challenged management’s assessment of
the principal and emerging risks, as well as the appropriate
optimal and tolerable ranges for relevant kay 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
effectiveness for the Group's key conirols, providing an
aaditional level of assurance. The Committee reviewed
noted control exceptions and chalienged managemeant
on remediation actions, where necessary.

The Committes continued to review and provide comment
on the revised TCFD disclosure, along with discussing the
ievel of assurance provided over key sustalinability 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
audht 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 s responsible for overseging the relationship
with the external auditor and for considering their terms of
engagement, remuneration, effactiveness, independence and
continuad objectivity. The Committee raviews annually the
audit requirements of the Group, for the business and in

the context of the external environment, placing great
importance on ensuring a high gualty, effective External
Audit process.

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
annivarsary 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
transparant tender process and to appoint the audit
firm that wili pravide the highest gquality in the most
effective and efficient manner. To ensure shadowing
(if required) through the Externai Audit for the yvear
prding 27 March 2024, our planied process anticipates
aracommendation to the Board in early 2024,

Planning and preparation

As part of planning the tender process, the Committee
has taken due regard of the current FRC guidance on
audit tenders and has considered the relevant sections
of the draft ‘Minimum Stangards for Audit Committees’
published by the FRC in Novembear 2022, In selecting a
long list of firms to be considered to invite to tender
the Committee's selection considerations included:

1. Indegpendence criteria

2. Audit capability and competence

3. Audit Quality Review performance

4. Real estate experience and breadth of subject
matter experts

5. Capacity to provide a robust audit

Tender process

1. Before the formal process begins
- Selecting firms to involve
- Consider the audit team of each firm
- Define critical success factors

2. Tender process pericd
- lIssue Request for Proposal
- Provide access to management and data room
- Consider technical challenges

3. Selected firms provide a proposal document
for consideration

4. Selected firms present to management and the
Audit Committee

5. Decision making and recommendations made to
the Board

Fees and non-audit services

The Committee discussed the audit fee for the 2023 Annual
Reaport with the external auditor and approved the proposed
fee on bahalf of the Board.

In addition, the Group has adopted a policy for the provision
of non-audit servicas by the external auditor in accordance
with the FRC’s 2019 Revised Ethical Standard. The policy
helps to safeguard the external auditor’s independence and
objectivity. The policy allows the external auditor to provide
the following non-audit services to British Land where they
are considered 1o be the most appropriate provider for audit
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related services, including formal reporting relating to
borrowings, shareholder and other circulars and work in
respect of acquisitions and disposals. In some circumstances,
the external auditor is required to carry out the work because
of their office. In other circumstances, selecticn would depend
on which firm was best suited to provide the services required.

In addition, the following protocols apply to non-audit fees:

- total non-audit fees are limited to 70% of the audit fees in
any one yvear. Additionally, the ratio of audit t¢ non-audit
fees is calculated in line with the methodology set out in
the FRC's 2019 Revised Ethical Standard;

- Committee approval is required where there might be
questions as to whether the external auditer has a conflict
of interest; and

- the Audit Committee Chair is required Lo 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 E100,000.

Total fees for non-audit services amounted to £0.03m, which
rapresents 5% of the total Group augdit fees payable for the
year ended 31 March 2023, Details of all fees charged by the
axternal auditor during the year are set out on page 188

The Caommittee is satisfied that the Company has

complied with the provisions of the Statutory Audit Services
for LLarge Companies Market Investigation (Mandatory Use of
Competitive Processes and Audit Committee Respansibilities)
Order 2014, published by the Competition and Markets
Authority on 26 September 2014,

Effectiveness

Assessmant of the annua! evaluation of the external auditar's
performance was undertaken by way of a guestionnaire
completed by key stakeholders across the Group, including
senior members of the Finance team. The review took into
account the quality of planning, delivery and execution of
the audit {including the audit of subsidiary companies), the
technical competence and strategic knowledge of the audit
taam and the effectiveness of reporting and cemmunication
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 standsrds. For the year ended

31 March 2023, as for the prior year, the externa! 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 LLP

In consideration of the length of time EY had been in
place and in connec¢tion with the upcoming competitive
tender process for the External Audit it was decided
during the year to hold a competitive tender process
for the Internal Audit provision. Interested and gualified
parties were invited to submit proposals and the tender
process considered both large and challenger audit
firms. Following a detailed selection process oversean
by the Audit Committee Chair, Deloitte LLP were
appointed as the new internal auditer 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 level of challenge, knowledge and
competence of the audit team. had been maintainad 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 shareholdaers at the 2023 AGM.

Internal Audit

The role of Internal Audit is to act as an independent ang
objective assurance function, designed to improve the
effectiveness of the governance, risk management and
internal controls framework in mitigating the key risks

of British Land. Ernst & Young LLP (EY) provided Internal
Audit services to British Land during the financial year

and attended all Committee meetings to present their audit
findings alongside the status of management actions During
the year it was deacided to conduct an Internal Audit tender
and Deloitte LLP were appointed as internal auditor effective
from the financial year beginning ' April 2023, Since the
conclusion of the tender a handover process has been
underway to ensure continuity of the Internat Audit provision.
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During the year, the Committee reviewed, made suggested
amends to and approved the annual Internal Audit plan,
including consideration of the plan’s alignment to the
principal risks of the Group and its joint ventures. Internat
audits completed during the year included those in relatien
to key financial controls, financial reporting system upgrades,
health and safety processes, IT disaster recovery and general
controls, risk management, business continuity, and the
Group's purchase to pay system. Cverall, no significant
control issues were identified although several process

and control improvements were proposed, with follow

up audits scheduled whera necessary.

Effectiveness

The annual effectiveness review of the internal auditor
inciuded consideration of the Internal Audit charter which
defined EY’'s role and respaonsibilities, review of the guaiity
of the audit work undertaken and the skills and competence
of the audit teams. Key stakeholders across tha Group,
including Committee members, Head of Secretariat, Head of
Financial Reporting and other senior employees, completed
a gquestionnaire to assess the effectivenass of the internal
auditor. The Committee concluded that, notwithstanding
the decision to tender the Internal Audit role in order to focus
on more strategically targeted audits, EY had discharged its
duties as internal auditar effectively throughout the yvear

Feedback to inform the Committee’s review of the effectiveness of the Internal and

External Audit

arna’ Augtt/External Aud

Managanront

- Reviewed the guality of audit work,
skills and competence of the -
audit teams.

- Considered feedpback from PwC in
relation to the External Audit process.

- Considered feedback from EY in
relation to their perfarmance -
during the year.

- Reviewed EY’'s confirmations relating
to the Internal Audit including their
independence, composition, and
interaction with external auditor,
Cormmittee and Board.

- Assessed the Internal Audit plan

ourcome
Following a review of the outputs from each

source outlined above, the Committee concluded the
internal and external auditors had operated effectively.
Considering the previaus 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 Deloitie LLP in their new internal
auditor role, establishing a working relationship with
management and providing the Committes with
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out by the Risk Cammittee,
Reviewed the queastionnaires
completed by key
stakeholders ragarding the
Cormnmittee, and external and
internai auditors’ effectiveness. -
Received assurance that the
provision of information

to the external auditor

complied with the relevant
disclosure processes.

" it Cormittec
- Considered the views from members, the
finance team and regular attendees of

the Audit Committee.

- Assessed the output from the Committee
evaluation and surveys conducted during
this process.
Reviewed the External Audit reports
provided to the Committee during the year,
with & specific focus on the demonstration
of professional scepticism and challenge of
management assumptions. in particular the
Committee noted the significant challenge
provided by External Audit to management
regarding the Canada Water development
valuation assumptions in light of the volatife
macroeccnomic environment,
- Assessed progress against the previous

year's focus areas

detailed information about the Internal Audit programme as well
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
management and internal controls processes.



Investment and development

property valuations

The external veluation 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 senior
management. The Committee is committed to the rigorous
monitoring and review of the effectivenass of its valuers as
well as the valuation process itself. The Group’s valuers are
CBRE, Knight Frank, Jones Lang LaSalle (JL1) and Cushman
& Wakefield.

The Committes reviews the effectivenass of the external
valuers biannually, focusing on a quantitative analysis of
capital values, yield henchmarking, availability of comparable
market evidence and major outliers to subsector movements,
with an annual qualitative review of the level of service
received fram each valuer.

The valuers attend Committee meetings at which the full

and half yvear 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 vaiuers to determine that due
process had been followed and appropriate information used,
before separateiy reporting its findings to the Committee.
The valuation process is also subject to regular review by
Internal Audit. The Group’s valuers and external auditor have
confirmed to the Committee that the process undertaken

by British Land to accommodate the valuation of its real
estate portfolio is best in class. British Land has fixed fee
arrangements in place with the valuers in relation to

the valuation of wholly-owned assets, in line with the
recommendations of the Carsberg Committee Report.

Risk management and internal controls

A detaited summary of the Group's risk framework as well
as additional information on our systems of internal control
is set out in the ‘Managing risk in delivering 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 Committee. The Board confirms that the systems have
been in place for the year under review and up te the date
of approval of the Annual Report and Accounts and have
been regularly reviewed throughout the year. The Board
are satisfied that the internal controls and systems of risk
management are effective. An overarching view of the
internal controls system, and the role of the Beard and
Committee, is set out on the next page. The Committee has
oversight of the activities of the executive Risk Committee,
receiving minutes of all Risk Committee meetings and
discussing any significant matters raised.
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At the fuil and half year, the Cammittae 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 bottem-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 Committee’s recommendation,

Half yearly, in conjunction with the internal auditor,
managemeant reports to the Committee on the effectivenass
of internal centrols, highlighting control issues identified
through the exceptions reporting and key contraols testing
across all key operational and financial contrels Risk areas
identified are considered for incorporation in the Internal
Audit plan and the findings of Internal Audits are taken into
account when identifying and evaluating risks within the
business. Key observations and management actions are
reported to, and debated by, the Committee. For the year
ended 31 March 2023, the Committee has not identified, nor
been advised of, a failing or weakneass which it has deemed
to be significant.

At the request of the Remuneration Committee, the
Committee considers annually the level of risk taken by
management and whethear this affects the performance

of the Company. The Remuneration Commiitee takes this
confirmation into account when determining incentive
awards granted to the Executive Directors and senicr
management. Taking into account reports received on
internal key controls and risk management, and the resuits
of the Internal Audit reviews, the Committee concluded that
for the year ended 31 March 2023 there was no evidence of
excessive risk taking by management which ought to be
taken into account by the Remuneration Committee

when determining incentive awards.

The Group’s whistleblowing arrangements enable all

staff, including tempaorary and agency staff, suppliers and
occupiers, to report any suspected wrongdoing. These
arrangements, which are monitored by the HR Director,
General Counsal and Company Secretary and reviewed

by the Committee annually, include an independent and
confidential whistieblowing 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 Chair.
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System of internal control

The efements that make up the system of internal control are:

Governance Framework: Structured
with thiree lines of defanca, the
governance structure enables the
efficient prioritisation of key risks and
actions to mutigate risk. An illustration
of the governance framework can be
found on page 112.

Strategic Risk Management: A holistic
view ensures that risk management

is underpinned by our strategic
objectives, taking into consideration our
priorities and the external environment.

Operational Risk Management: Each
business unit is supported to manage
its own risk o ensure that potential

The Britisn Land Company PLT Q0621920

Assurance Framework: An element
of internal contro! 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 employeas
adhere to in performing its duties.

risks are identified and mitigated
at an early stage. This embeds the
responsibility of risk management
at a business unit level. Further
detail can be found on page 47.

Internal Control Framework

Governanca T
Board, Audit
Committee and

ESG Committee

and Risk Committee

and Risk and
Control team

%38 Euston Road,

Determine strategic

action points

and risk appetite
Set strategic and
financial goals
Asseass the extent
and nature of
principal risks

7 1cie{';tif;’princ':7irpal rri"s'ks

Execute strategic

Maonitor key risk
indicators

actions

Review effectiveness

) Ri;‘k_r-eéxst_é_r

of risk management
and internal
control systems

Aggregation

of risk exposure
and adeqguacy

of risk mitigation
Going concern and
viability statement

Day-to-day
responsibility for
intaernal controls

Assurance
External Audit
Internal Audit

Gron EIOH; pﬁ.a ncze )

Group Health & Safety
Business leads report
on key controls
biannually

Rlsk an;d E:ontrol teérﬁ'

oversees the business
untt process including

sample testing

“Group policies and

Standards and Qualty Framoework

ethical standard e.g.
Whistleblowing Policy,
Risk Management
Policy, Internal Control
framewaork aligns with
COSO Internal Control
integrated Framework,
FRC Guidance

Review and approve

business unit policies
where relevant

Business unit policies,
procedures, processes
and systems

Regent’s Place
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DIRECTOR’S REMUNERATION REPORT

ALIGNING
INCENTIVE
WITH
STRATEGY

Cur Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

During the year under review the Committee has focused

on three main areas: implementing our 2022 Remuneration
Policy; working with management to re-frame the Company’s
reward and recognition proposition with a relaunched portfolio
of benefits during the year; and being mindful of the need to
mitigate the disproportionate impact of the cost of living
crisis an our junior colleagues.

Directors’ Remuneration Policy

The Committes and Board as a whole were pleased to receive
averwhelming support for the Directors’ Remuneration Policy
at the 2022 AGM with a vote of 96.24% in faveur. 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 te account rebustly by
setting and measuring performance conditions that stretch

performance in key arsas. We are confident that the 2022
policy and the performance conditions within it incentivise
the management team to deliver the right outcomes for the
Company, shareholders and our wider stakeholders alike.

The Committee has responsibility under its terms of
reference {¢ 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
Committees held a joint session for the first time this year
to understand the rich data that came from our employee
engagement survey, particularly through a diversity iens,
and remain informod about the evulving benchmarks for
sustainability in real estate in order to assess the Company’s
relative performance.

The data showed that people of different ethnicity, gender or
sexual orientation did not feel that their characteristics had
any impact on the fairness of their compensation. lmportantly,
those different groups were alsc generally aligned on their
job performance being fairly evaluated and on recelving
recognition 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

Operationally, the Company has performed strongly during

a year of macroeconomic uncertainty. In a year that has been
dominated by market forces and international, economic and
geopolitical turbulence, management have acted decisively
to maximise performance in areas under their control. The
Company is reporting another very strong year of jeasing

on the back of record levelsin 2022, Management have

also worked hard to recover £18m of rental arrears, whilst
reducing our EPRA cost ratio down from 25.6% in 2022,

to 19.5% this year. As a result, the Company has exceeded
the underlying profit stretch target for the year by £34m.

Higher interest rates and the corresponding returns required
from property investments have impacted the value of real
estate generalty. However, 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 aliocation. The final outcome against MSCI will be
known later in the year and we will update our disclosures in
due course. Financial performance is important, but we are
similarly pleased with the progress the Company has made
against our 2030 Sustainability Strategy. Similarly, we are
delighted to see the very strong engagement scores up 9%
year on year to 78% overall, with 3% of empleyees proud
to waork for British Land. This is a significant achigvement

in such a volatile environment.

The Annual Incentive Plan performance targets that were

in operation for the first time this year reward Executive
Directors for operational out-performance on matters within
their control whilst reflecting the macroeconomic driven
valuation movements. The Committee considers that the
2022 policy has operated as intended both in terms of
company performance and guantum during the year.
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The Caommittee therefore considers the estimated formulaic
autcomes under the Annual Incentive Plan (adopting the
astimated MSCH metric) are appropriate and has not
axearcised its discretion

The achieved performance for the year under review results
in an estimated banus of 93% of salary for Simaon Carter and
95% of salary for Bhavesh Mistry against a maximum of 180%.
This performance cutcoma is in line with the bonus outcome
for the workforce as a whole and is explained in more datail
on page i48.

The 2020 Long Term Incentive award is expected to
vest partially an 22 June 2023. The final outcome of the
performance congditions, as described on page 151, will
be known after the finalisation of this report and will be
confirmed by the Committee in due course with details
to be provided in the 2024 Annual Report. The current
estimated vesting proportion is 1%,

Reward and Recognition

The Cormmitiee recognises that junior colleagues and less
well remunerated coileagues throughout our business are
inevitably feeling the impact of the cost of living crisis far
more acutely than others.

In seaking to mitigate the cast of living the Company

has taken a multi-year approach, At the end of the 2022
pay review in May last year, we targeted materially higher
percentage pay rises of 7% for our lowest paid staff, with
more senior colleagues receiving a pay rise of 3%. This year
we have also awarded an average pay rise of 6% for staff
below Executive Committes level

The Committee will continue to monitor the impact of higher
inflation an our warkfarce and ensure the overall reward
package at British Land remains appropriate.

In addition ro the cost of Hving concerns, management
have worked hard to reform the reward and recognition
proposition at British Land during the year. Within the
existing framewaork, more focus has been applied to
using reward to incentivise the successful dalivery

of key objectives; and the retention of our top talent.

We are rolling out a new management training programme
for our leaders which includes modules on how to help their
team members develop their careers. In tandem, we have
relaunched our learning and developrnent 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 salaries for the Executive
Directors during the year and concluded that a 2% increass
wWas appropriate.

The Executive Directors and Chair of British Land considered
the fees for the Mon-Executive Directors during the year and
concluded that a 3% increase to the basic fee was appropriate
The Chalr's fee was reviewed by the Rermuneration Committee
and was considered to remain appropriate. Both fees were
benchmarked against the market and against the salary
increases across the wider business.
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Annual Incentives & Long Term Incentives

Executive Directors are eligible for a maximum bonus of
150% of salary and maximum Long Term Incentive Award of
up to 300%. The Committee doas not intend to grant LTIP
awards above 250% of salary.

Pensions

We are committed to ensuring that pension contributions
across our workforce are equitable. Executive Directorsg
receive the sarme pension benefit rate applicable to

the majority of the wider workforce at 15% of salary.

Gender and ethnicity pay gap

The gender pay and bonus gaps increased slightly during the
year on a consolidated basis across the business. The 5 April
2023 snapshot shows the median gender pay gap for the
British Land Company PLC increased by 2.7% from 19.2% last
year to 21.9% The British Land Property Services Limited
(formerly Broadgate Estates) median pay gap reduced by
31% from 29.3% to 26.2%. The combined median gender

pay gap across our business increased by 1.7% compared
with last year.

The increase in the British Land Company PLC gender pay gap
is due to a number of senior women ieaving the business. The
absolute numbers of senior women jeavers were similar to
the number of men leaving, but due to timing of departures
and because the total population had more senior men, the
pay gaps were negatively affected.

The ethnicity pay and bonus gaps both reduced on 2
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% over the course of the year
from 29.4% to 17.9% as at the 5 April 2023 spapshot

More informaticn 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 sincerely,

Va
é/,/lwl # "19

Laura Wade-Gery
Chair of the Remuneration Committee



Remuneration at a glance

How we align rewards
to delivering our strategy

As set out in the Strategic Report, we have a clearly defined
business model and a range of competitive strengths. We
target strategic themes that have strong structural tailwinds
and currently see opportunities in:

- DRevelopment of best in class sustainable space on
Our campuses

- Retail Parks

- London Urban Logistics

Delivering against these areas lays the foundation for
future value creation. Each year, Executive Directors are set
objectives by the Board, which are then cascaded through
the Executive Committee and on to the whole organisation.
These objectives are focused on maximising cpportunities
within the strategic themes below as well as continued
strong operational performance, progress against our
sustainability ambitions and the centinued enhancement

of our best in ¢lass platform.

We take & long term approach to running our business; our

focus is to deliver positive outcomes 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

1 year patformance

Annual profitability

Development Profit

- Relative Tota! Property Return

Pro tuati
perty valuation changes parformance

Total Accounting Return

Environmental Measures

Tho Brtish Lana Comgany PLC 00621920

Over the longer term, we measure our performance against
selected financial and sustainability market benchmarks as
well as absolute return metrics that are set at the start of

the three year cycle. We only reward cur pecple 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
compaosition of our business but we recognise that thera may
inevitably be a degree of mismatch.

The chart below illustrates the alignment between {i) what
we are focusing on doing (our strategic objectives), (ii) what
we measure and report on and (iii) what we reward Executive
Directors for delivering.

Our strategic themes:

Development

of Sustainable Retail Parks London Urban

Space

Logistics

People, Sustainability & Operational Execution

- Profit targets

- Yargets for Development Profit

EPC ratings across estate
GRESB Real Estate penchmark

3 year performance

- Relative Total Property Return performance

- Absolute Total Accounting Return performance
against a targel range

- Qperational carbon reduction
- Operational energy reduction

O Development of Sustainable Space

- - - ——— - Objechives aligned with our
strategic themes, sustainability
ambitions, continued strong
operational performance and
continuing to enhance our
best in class platform

O London Urban Logistics

People, Sustainability &
_Operational Execution
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DIRECTOR’S REMUNERA

TICN REPORT continued
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Summary of the Remuneration Policy and how we apply it
The Remunaration Policy was approved by shareholders on 12 July 2022, The Policy will apply until the AGM in July 2025, The
Remuneration Policy is set outin full in the 2022 Annual Report and is available on our website britishiand.com/committees.

Element of
femuneranon

Fixed " Basic salary

Be;\-erfriyts .

Pension
contribution

A_m{uaY
Incentive

Variable

Lond term
incentive

LNk 1o sTratedy

Framework

Reviewed annually and increases typically in line

the appropriate degree of expertise and  with the market and genaral salary increases

experience to deliver agreed strategy

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

reward to the Company’s relative
aross property performance

Total Accounting Return (TAR) links
reward to absolute financial returns

ESG Carben ano Energy Reduction
link remuneration outcomes to the

throughout the Group

Berefits are restricted to a maximum of £20,00¢
per annum for car allowance and the amount
required to continue providing agreed benefits

at a similar level year on year

Definad contribution arrangements - cash
allawances in lieu of pension areg made to the
CED and CFO at 15% of salary

Maximum opportunity (s 150% of basic salary. 2/3¢
is paid in cash with the remaining /3" (net of tax)
used to purchase shares on behalf of the Executive
Director (Annual Incentive Shares) which must be
held for a further three years whether ar not the
Executive Director remains an employee of
British Land
LTIP grants ara typically of 250% of salary in the
form of performance shares, within the maximum
value of an LTIP award of 300% of salary

Company’s 2030 Sustainability Strategy

Executive Directors’ remuneration

The tables below show the 2023 actual remuneration against potential cpportunity 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 oul in the table on page 147.

2023 actual remuneration v 2023 on-target potential (£'000)

Fv23 ontenual assumes tnat oot annual and tong term incentives cay out i full, with tag LTiP vaive taking (1o accsunt snare prige thange sncg grant

. Simon Carter - FY23 Poteanal pay pased on 2020 LT.P Awarms ang as suce t=is was 11 respect of mis award in e CFQ role
Bravesh Mistry - FY22 pay Dased on pro-rata romungralion sincg aocointment 17 buly 2021 FY22 ang FY23 say also includes buyout awaros granted to reolace
ncentivas tnat ware farfarted unan leaving oravious employor,

[N
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How we intend to apply our
Remuneration Policy during the
year commencing 1 April 2023

The following pages set cut how the Commitiee
intends to apply the Remuneration Policy
during the coming year.

Executive Directors’ remuneration

Basic salaries
The Executive Directors have not received a salary increase
since appoeintment. Noting marker trends and the averall
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
average salary increase across the workforce of 5% in
respect of the same period.

Basic satary

Directo_r_ R o - £000
Simon C_gr_t_e_ri - 773
Bhavesh Mistry 505

Pension and benefits

Both Executive Directors wili recelve 2 15% of salary pension
contribution/allowance. Benefits will be provided in line
with the policy and include a car allowance and private
medical insurance.

The British Land Company PLC 00621920

Annual Incentive awards

The maximum bonus opportunity for Executive Directors
ramains 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 be commercially sensitive and as such the specific targets
for the quantitative measures for the coeming year will be
disclosed in the 2024 Remuneration Report. In assessing
how the Executive Directors perform during the year
commencing 1 April 2023, the Committee will take into
account their perlurmance 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
ir the context of the wider stakeholder experience and
cverall corporate ocutcome. Discretion may be exercised by
the Committee and, if this is the case, a full explanation wili
be set out in next year's Report.

As disclosed previously, the Committee agreed 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 welil as a more representative
peer group) would be most suitable.

In line with best practice, two-thirds of any amount earned
will be paid in cash with the remaining ona-third (net of tax)
used to purchase shares which must be heid for a further
three years.

Maasure Target Weighting
Annual Financial budget targets for profitability
rofitabilit 0% payout for meeting a threshold level rising to 100% 30%
P Y payout for at lkeast matching a stretch level
Guantitative Tt T T T T T R
Financial Total Property Return outperformance target
Measures: ‘(rwo:?l ::::inys::t?:)n vs MSCl 17% payout for matching the MSCl benchmark index 20%
60% reward 9 ¥ rising to 100% payout for outperforming by 1.25%
weighting - e o . I e .
Financial budget targets for development profit
Development profit Q0% payout for meeting a threshold lavel rising to 100% 10%
payout for at least matching a stretch level
Benchmark score targets for GRESB rating 0% payout
) The Global Real Estate for meeting a threshold score, rising to 50% payout for
Quantitative ESG Benchmark (GRESB) matching the score that achieves a 5 star rating and nising
Environmental to 100% payout far at least matching a stretch level score
Measures:; —— R . e e e e s 20%
20%_ reward A&E rating across the estate. 0% payout for meeting a
weighting EPC rating across estate threshold level, rising to 100% payout for at least matching
a streteh level
Development of Sustainable Space
Strategic/ —— - e -
persg:_a;/c::’s:omer O Retail Parks Commerciaily sensitive so
! S LT T T thase will be fully disclosed and 20%
measures O London WUrban lLogistics expiained in next year's Report
20% rewatrd on 9
weighting Corm o .
People, Sustainability &

O Operational Execution
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DIRECTOR'S REMUNERATION REPORT contrnued

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. Fuli details wiil be included in
next year s An ua( Report

Measure to;, I T Measredreatvets T wagnhtng
Tét;i Acgou-r-\t.i_r;g.ﬁé_t_ur-r-\\ (_1.‘"A|:~£) T ’ The TAR measure is deswgﬂr’\'ea TAR performance WsH be assessed - 50%
The growth in British Land’'s EPRA Net to link reward to performance  against targets set in the context
Tangible Asset Value (NAV) per share at the net property level that  of the business plan and investor
plus dividends per share pald over the takes account of gearing and  expectations over the long term
LTIP performance period o':n' da;trigautlons to Threshold: 4% per annum
sharenolders. Maximum: 10% per annum
Tot;I_F_’roperty Return (TP_li)m ST The TPR measure ls desugﬂed TPR perfo%}nance wnll be assessed S 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 MSC) sector weighted penchmark,
net income. TPR xslexpressed as a property level. Threshold: Equal to index
percentage of capital employed over
the LTIP performance period and is Maximum: Indax +1.00% per annum
calculated by MSCL
Envnronmental Srioaral Go}/ernance - The ESG measure is desngned ESG performance w{lﬂl‘ be aSSessedw T 7725% B
(ESG) to link reward to delivering against targets set inline with
Operational Carbon Reduction our 2030 E36G commitments  achieving our sustainability vision
(CO2¢e par sqm) measured against a

Operationa! Carbon Reduction
(12.5% of total weighting)
Thrashaold: 44% reduction
Intermediate: 48% reduction
Maximum: 53% reduction

Operational Energy Reduction 2019 baseline

Operational Energy Reduction
(12.5% of total weighting)
Threshold: 17% reduction
intermediate: 19% reduction
Maximum: 21% reduction

For all performance measures, there is no vesting beiow 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 averride the formulaic outcomes of incentive schemes. The purpose of this
discration is to ensure that the incentive scheme cutcomes are consistent with overall Company performance and the
experience of our stakeholders,

Non-Executive Directors’ fees

Fees paid to the Chair and Non-Cxecutive 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 April 2023 The Chairs of Committees also receive a membership fee,

Chair's annual fee oL o L _£375.000
Nqn Erxe'cutlve Dxreﬂctor s;nnua‘ fee ; B N ‘ T _ . k R : R 565 OO.O
Senior Independent Dl;ecgd;sénﬁuaﬁ fee S L L L. - ,,7 . _ EI0000.
Audit or Remuneration Committee Chaxrsannua\ fee T D . E20000
Audlt or iiemunerat\on Committee member's annuai fee _ B 7_7 - L gSQOO
ESG Comm}ttee Chalg‘isgnnual fee . . e e Bl 00,

Nomination or ESG Committee member’s annual fee 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 tables detail all elements of remuneration receivable by British Land’s Executive Directors in respect of the year
ended 31 March 2023 and show comparative figures for the year ended 31 March 2022,

Pension or  Other items in_

Taxable pension the nature of Annual Lang term Fixed Variabla
Salary benelits allowance remuneration’ 2 incentives’ Total remuneration remuneration
2023 2023 2023 2023 2023 2023 2023 2023
Exgch_t‘v_e Diractors £000 £000 £000 £000 G 75090 . £000 £000 . £000
simon Carter 750 20 ns 3 14z 4736 896 B40
Bhavesh Mistry 490 20 74 555 62 1,666 595 1,071

£545,144 of the amount shown for Bnavesn relates to the partial vesting of a joining award of British Land shares made to him on 19 July 2021 to replace a
pro-existing PSP award granted by Tesco plc in 2019 that lapsed upan him joining the Company. It is regarded as varable pay for the purposcs of this table.

Of the 124,948 shares that were awarded, 107,705 shares (equivalent to 86.2% of the award) vested at 504p per sharc on 20 June 2022, The remaining Dalance
of 17,243 shares lapsed The performance condition cutcome of 86.2% 15 reported on page 78 of the 2022 Tesco ple Annual Report under the heading “2015 PSP
Qutturn {aud ted)

. Estirmated outcomes. 2023 Annual incentive outcomes are subject to the publication of final MSCI results,

. Estimated putcomes based on the Volume Weighted Average Frice of 425.8Tp i respect the last guarter of the year ended 31 March 2023. 2023 Long Term
Incentive cutcomes are subyect to confirmation of final vesting levels in June 2023, Tne amount shown for Bhavesh Mistry relates 1o a Joining grant tnat was madc
te him to raplace pre-existing awards from his previous smployer that lapsed upon him joimng the Company. Attached to the grant aro the same performance
conditions that aoply ko the LTIP grant made ta British Land Exccutive Directors on 22 June 2020, as detalled on page 15t

woN

Octails of all the joining awards trat were made to Bnavash on 13 July 2021 can be found on page 146 of the 2022 Annual Report

Pension or  Other (&ms in

Taxable pensian the nature of Annual Long term Frred Varable

Sa'ary behafits asllowance remuncration’ Incentives® . 7r7r|7cc7r]t1755‘ Total remuneratton  refmunoration

2022 2022 2022 2022 2022 2022 2022 2022 2022
£0Q0 EQQO £000 EOODOD £000 £000 £000Q

SmonCarter 750 20 w3 1 10%

Bhavesh Mistry’ T 346 14 52 1292 469 )

Bhavesh Mistry was apnointed as a Director on 19 Suly 2021, Amounts paid are time apportioned accordingly.
. £1.288,044 of the amount paid to Bhavesh Mistry renresents awards made to Bhavesh undor the Company's Loag Term incentive Plan to replace pre-exisiing awards
from his previous employer that lapsed when he left to join the Company.
3 Confirmed gutcomes. Actual Annual incentive and Long Term Incentive outcomes are confirmed after publication of the Anaual Report cach year. Forgeast cstimated
figures were published in the 2022 Report; the actual outcomes, which were unchanged from the estimated figures, are roflocted in the tablo above

i)

Notes to the single total figure of remuneration table (audited)

Fixed pay

Taxable benefit

Taxable benefits for both Executive Directors include a car allowance £16,700 and private medical insurance of £3,125.

Other items in the nature of remuneration

Other items in the nature of 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 fer both Directors).

Pensions
Simen Carter is @ member of the Defined 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 British
Land Definad Benefit Pension Scheme in respect of his employment with British Land earlier in his career. The table below details the
defined benefit pensians accrued at 31 March 2023. Bhavesh Mistry does not participate in any British Land pension plan. Instead he
receives & cash altowance in lieu of pension to make his own arrangements for retireiment.

T " Defined benafit “Norma

pension accrued at retirement

31 March 2023 age

Executive Director £00C vears
Simon Carter a3 60

There are no additional benefits that will become receivable by a Director in thae event that a Director retires early.
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RIRECTOR'S REMUNERATION REPORT continued

Annual Incentives FY23 (audited)

The level of Annual incentive award is determined by the Committee based on British Land’s performeance and Executive
Diractors' 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 beiow.
Quantitative measures are a direct assessment of the Company’s financial performance and in the very long term business
we gperate 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 Pian will not necessarily correlate with
payouts under the guantitative measures in any year. The level of bonus calcutated by applying the criteria below generated
an outcome of 93% of salary for Simon Carter and 95% of salary for Bhavesh Mistry against a maximum cpportunity of 150%
for both Directors.

Guantitative Measures Weighting Parformance achieved

Final

in Lne with in ime with maxirrurm expectations outcome outcome against target range
minmum expeciations 100% Payout) (% of max) (% of
orpeciations sakary)
(Q% Payout
cucept TPR of
7% Payout)
Net Asset Value 20%
changes
e O‘bps D EZEpr 1 - "17% piéy‘;ut'for”
Total Property Oo matching the MSCI
Return vs MSCI 20% n3% 17.0% Be]r\octowz/nark rising
Benchmark +B0bps to 5 payout
for outperforming
l by 125bps
Annual Pr(i)fitabirlity 40% ' ST T o

£239m 0% payout for
P maeting a thrashold

£228m  £230m

Underlying Profit 30% 30% 45% avel rising to
J £264m 100% payout
S T T f2sm gv4sm E175m } T 7 O%payoutfor
Development Profit  10% O 0% 0% [neeting & threshold
-E3lom | evel rising to
l ] [ 100% payout
Environmental e, LT ) T I S
Measures 20%
- ’ ] ’ T ss T T 87 0 e j o 0% payout for
meeting a threshold
Gigtral Raal Estate level rising to 100%
ESG Benchmark 10% O 0% 0% e ot
(GRESB) as least matching
a stretch level
) i - S ze% 4% as% | 77 77 T g%payoutfor
{ meeting a threshold
N level rising to 100%
ERC Rating 10% 10% 5% payout for at
* A45% least matching
| a stretch leveal
—— R - - _ . —_ - L - - B S — - — - - — - - —_— = — -
Sub-total 80% 51.3% 77.0%

* The above chart is an estimate of the 2023 TPR outcomes which wiil depend on performance against MSCI figures that wiil only become available
after the finatisation of this Report and as such, represent an estimate of the finai figures The finai parformance wili be reported within the 2024
Annual Report
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Simon Carter

Measure Weaighting

Active ca-pi"ta;-lm T 2.0%

recycling

Realising 2.0%
the value
apportunities
in Retail
Realislng the
potential of
campuses

Progressing a E?O_'%:_-
value accretive
development

Buitding our  3.0%

exposure in
urban logistics

-De.livering buir T 7270% '
residential

strategy

Deliverour 1.0%
place based

approach

Peop.le_&-_- T
Sustainability

3.0%

3.0%

_Résolutiéihwt'o érant pIa'h?hi'hg achievea 6nW_e;tOne

Tne British Land Company PLC OC6218320

Outcome

E}??ﬁiofioifﬁce sales excha;\g;ed post—ye;}r_én;;f-:-j.

Steady planning progress made on Euston Tower
development; public consultation commenced.

Good progress on Retail Park purchases; £94m purchases
with a further £54m completed post year end.

Invested £33m in innovation assets and continue to
make progress on longer term master plan opportunities.
Re-positioned towards innovation occupiers at Regents Place
and Canada Water; ab space being enabled at Regents Place
and under offer to an affordable workspace cperator.
Madular labs at Canada Water due to PCin Q) FY24.

1 Appold, Ealing 10-40 The Broadway and 5KS Logistics

Achieved pre-let at Norton Folgate, with 103k - 127k sg ft
exchanged with Reed Smith, and good engagement with
potential occupiers at 2FA.

Completed on £22m of urban logistics asset purchases.
Good progress on Logistics planning; achieved planning on
5KS and a further 1.5m sq ft (Thurrock, Verney Road, Mandela
Way and Enfield).

Residential development underway at Aldgatéﬁaﬂnd Canada o
Water; good progress on forward sale of Aldgate and CW
residential sales in line with underwriting.

on t'ra’;:'l;”tggéﬁvérhtv@o initiatives with pl.g;:f; ae\-/eloped and o
reviewed with asset managers at appropriate assets

DE&I action plans underway. Joint Gender & Ethnicity pay
gap report produced and published.

Engagement survey completed with a group engagement
score of 78%

% award

0.7%

. 15%

1.5%

17%

17%

0.7%

20%

Final

outcome

outcome

(% of max} (% of salary)

10.8%

16.2%
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DIRECTOR'S REMUNERATION REPORT continued

Bhavesh Mistry

Maoasure

Wc‘g}\.n'ng N

Tne British Lasd Company PLT Q0621920

Quicome Finat Final
outcame autcgme
{% of max) (% of salary)

% awara

Act';e réagiital 5.0‘%

Recycling

Realising 3.0%
the value
opportunities
in Retail
Realising the

potentia!l of
Our campuses

Delivering 5.0%
operational
efficiency and

effectiveness

D'eli'v;er'ou;ﬂ -
place based
approach

1.0%

Peaple & 1.0%

Susiainability

Clear investor narrative gévéiop?ed idgtifying}eﬁ dri\}e}s o_f i

return, both near and long term. Good investor engagement
with positive feedback on operational delivery, strength of
balance sheat and liquidity.

Maintained refinancing date of » 2 years with no requirement
to refinance until 2026.

-Exéﬁéné-ed_ﬁ-sﬁn g?leé-sing, éhea_cj o.f“ full year tiargrétrbif"{»jgdeﬁ:,
with outperformance driven by regears and renawals.

3.0% "Ieaseaﬁéléérﬁ;v iﬁe 5rfﬁéﬂe ézaném;bé;’rtfairo.réhgad of full

year target of £35m. Storey occupancy of 93% and renewals
of 76%.

De\rivered improvémrents in sys?ems) techr-ao!o_gy-,.and h
processes. Detaited Technology strategy work underway,
with year one milestones initiated and progressing to plan.

Bl Connect delivered at 100LPS with work underway at
Portrnan Cluster. All campus apps live following launch at
Regents Place.

New business plan process in place and operating as BALUL
Data & Reporting use cases, financial processes and
risk mapping.

reviewed with asset managers at appropriate assets.
DE&I action gians u;de;wa;: Join’tiGénd-e_r"& Eti'_w_r;:\city b—ay-
gap report produced and published

Engagement survey completed with a group engagement
score of 78%

T 27%

3.0%

121%

0%

20%

18.0%

Total Payout
Simon Carter

Bhavesh Mistry

Final outcome
(% of max)

62.1%

 B3.4%

Final autcome
(% of sajary)

932%

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 June 2022, the Committee confirmed that the cutperformance of TPR cempared to the MSCl benchmark was
+270bps, which represents a marginal improverment from an estimated +240bps within the 2022 Annual Report. The reported figure
of +240bps already exceeded the maximum performance range and therefore there were no impacts on the amounts paid to Directors.

Long term incentives (audited)

The information in the long term incentives column in the single totat figure of remuneration table (see page 147) relates to
vesting of awards granted under the following schemes, 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 (audited)

The awards graiiled to txecutive Directors on 22 June 2020, and which will vest on 22 June 2023, were subject to three
perfoermance 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 to Bhavash on 12 July 2021 and
is subject to the same performance conditions as the 2020 LTIP grant made to Executive Directors of British Land as detailed
below. The award will vest on 3 July 2023,

The first condition (40% of the award) measurad British Land’s Total Property Returns {TPR) relative to the funds in the
sector weighted MSCI Annual Universe (the Benchmark) previously the IPD UK Annual Property Index; the second (20% of the
award) measured Total Accounting Return (TAR) relative to a comparator group of FTSE 350 property companies; while the
third (40% of the award) measured Total Shareholder Return (TSR), half of which was measured against the FTSE 100 and

the other half measured against the comparator group of FTSE 350 property companies.

The TPR element is expacted to lapse, 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 alsc expected to lapse based on British Land’s TAR of -6.5%

per annum compared to an estimated 4.7% per annum for the property company index. The actual vesting of the TPR and TAR
elements can only be calculated once results have been published by MSCI and all the cormpanies 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 1% out of the 20% of the award assessed against the TSR of the Property
companies index will vest as British Land's TSR performance of -8.8% outperformed the sector Index of -12.6%. The portion
assessed against the FTSE 100 Index will however lapse as British Land’s TSR performance was below the index performance

of 25.3%. The current estimated vesting level of the 2020 Awards is therefore 11% of maximum.

increase in value as a
result of share price

rumber of Estrrated value of Estimated dividend maoyement botween

Performance performance shares award on vesting equivaient value grant and vest:hg

Executive Director shares or options awarded o _k00C . EDOO e EOOO
Simon Cart Shares 272812 128 s 4

Bhavesh Mistry Shares 121,787 57 5 G

2022 comparative: As set out in the 2022 Annual Report, the 2019 LTIP awards lapsed in full on 25 July 2022 as expected.

Share scheme interests awarded during the year (audited)
The total face value of LTIP awards made 1o 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 average 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

MNumber of Znd of achievement of minimurm

performance Face vaiue parformancs porformance threshold

Executive Direclor S _ Grant date shares graned . _ 000, .
Simon Cartsr I 19/07/22 B L O - 7] 51/03/25 _ _19/07/25 _._.20%
Bhavesh Mistry 19/07/22 268,599 1,225 31/03/25 19/07/25 20%
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Performance against the LTIP will be assessed over a period of three years. No more than 20% of the award will vest if the
minimum performance threshold is achieved. Performance below the minimum threshoid will result in the relevant proportion
of the LTIP award lapsing. 100% of the proportion of each element of award attached to each measure will vest if British
Land’'s performance reaches the stretch level. Those stretch levels are: refative TPR performance against the MSCI March
Annual Universa 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 period. TPR will be measured on a straight line basis
between the index and stretch performance. Both sustainability metrics will be measured against the 31 March 2019 base
level disclosed within our 2030 Sustainability Strategy, which can be found at britishland.com/sustainability,

Save As You Earn Options ] o

T Kumber of s.bloct to

parfortrance Ophen prco Face va'ue pocfarmanco Durg becorres

Cxacutive Dirscter . _ _Grentdate  sharesgranteo __pente  atgrant £000 rmeasures  axeresable  Exercisable unlt'
Simon Carter _  _ _ _ 22/08/22 4275 4xn B (Noo  0V/09/25  28/02/26
Bhavesh Mistry 22/06/22 4,275 42 8 No 01/09/25 28/02/26

I The ophon orice of 421 ropeosents a 20% cuscount to the throe day Veolume Weighied Average Price botween 24 and 26 May 2022,

Payments to past Directors & payments for loss of office (audited)
There weare no payments to past Directors or payments to Directors far 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 earljer,
the date of retiremeant from the Board.

Although there are no sharehoiding 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 Scare have each recelved shares

Shares heit

Unvesced N
Unvestes share share plan Total sharas

plan awards  awards (not Unvestoa supject to Total of all shara

{subect to subrect to share plan outstanding plan awards and

parformance  pearformance option share plan As at1Apnl As at 31 March shareholdings as
Drector — , - _ _ _™easures) | rheasures)  dwaros o awards 2022 2025 at3iMarch 2025
Simon Carter . - . . _hoewsss 3238 4275 1,088M2  227/28 263,205 1,332,515
Bhavesh Mistry . . B293} 83659 4275 TI,265 78001 164,288 881,553
Tim Score (Chaly . . _ . . . _\003526 124,285 = 124,283
Mark Aedy' L _ L 2072 9491 9431
Lynn Gladden - - 18339 18,339 18,339
Irvinder Goodhew - - - R . . 9748 21,487 21,487
Alastair Hughes - T /L 2 14
Nicholas Macphersen® - _ . _ . _ _ _ . _ /5800 5800 5600
Preben Prebensen . _  _ . _ ._ #0000 20,000 20,000
Laura Wade-Gery . . ... _ .. . _ ._ 9588 8585 39,585
Laraine Wousdhousa 8,760 12,123 12,123

Tne shareholoings for Mark Accy and 1rvinger Goodnew as at 1 Apnl 2022 have pecn restateg from the 2022 Annual Report Tne amounts shown on nage 147 of
the 2022 Annual Renort ynoer 'as at 31 March 2072 incorrestly included 1,916 snares for rvinaer Gooaew ana 1,544 shares for Mark Aedy that were altotted to
tne Dhrectors an 5 Apnl 2022 0 FUll setisfaction of thar respective MED Foes

Nichalas Maconecsan retired from tag Boara o112 July 2022 The figure of 5,600 shares was Nis snarehciding at that date

Acquisitions of ordinary shares after the year end

in addition, on 5 April 2023, the following Non-Executive Directors were allotted shares at a price of 385.85 pence per share in
Full or part satisfaction of their fees

Mom-Sancor ve Diregtar

Tim Score

Shares alotted

o S - =}
Irvinder Goodhew oL _ . _ 3581
Mark Aedy 2,241
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The Executive Directors have purchased or been granted the following fully paid ordinary Pritish Land shares under the lerms
of the partnership, matching and dividend eiements of the Share Incentive Plan:

p\?rz;zgé Partnership Matching Drwidend

Executive Drector or award__ Purchase price _.shares  _ shercs - shares

Simon Carter T 14/04/23 393.17p 33 76 -

R 15/05/23  37170p 4. 82 R

Bhavesh Mistry o T 14/04/23 0 39337p 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 to the date this Annual Report was
approved by the Board on 16 May 2023

Shareholding guidelines

The shareholding guidelines (as a percentage of salary) for Executive Directors are 200% for the Chief Financial Officer and
225% for the Chief Executive. In addition, Executive Directors are required to retain shares equal 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 sat timescale for Executive Directors to reach the prescribed guideline but they are expacted to retain net shares
received an the vesting of long term incentive awards until the target is achieved. Shares that count towards the holding
guideline are those which are unfettered and beneficially owned by the Executive Directors and their connected persons,
conditicnal Share Incentive Plan shares and all vested awards count towards the requirement on a net of tax basis. Any

LTIP perfarmance shares or share options do not count.

The guideline shareholdings for the year ending 31 March 2023 arae shown below based on the Volume Weighted Average
Price for 31 March 2023 of 387.8p:

T Holding counting % of Samry
Gumdehne as toward guideiines Held (Based on
percentage of Gudehne at 31 March 2023
Execusve Director [ [ . . . basesalary hoiding &t March 2623 Shareholding)
simon Carter e e ..._.225% 435047 263203 136%
Bhavesh Mistry 200% 252,708 164,288 130%
Unvested share awards (subject to performance) B o o )
T T T T T Number Subect to £nd of
guistanding at performance performance
Executive Director e e .. Dateofgrent 31March 2025 measures pered  _ _ Vosungcate
Simon Carter  LTIP performance shares 22/06/20 272,812 Yes  31/03/23 22/06/23
LTIP performance shares 22/06/21 377,666 Yes 31/03/24 22/06/24
I.TIP parformance shares 19/07/22 a1,121 Yas  31/03/25 18/07/25
Bhavesh Mistry LTIP performance shares 19/07/21 121,787 Yes  31/03/23 03/07/23
LTIP performance shares 02/08/21 238,945 Yes  31/03/24 Q2/08/24
LTIP performance shares 19/07/22 268,599 Yes  31/03/25 19/07/25
Unvested share awards (not subject to performance) o e e
T I Number Subject 1o
outstanding at performance
Executve Biractor I . . ... __Dsteotgrant $iMarch2023  measures _Vesting date
Bhavesh Mistry LTIP performance shares 19/07/ 44,273 No 29/05/23
LTIP performance shares 19/07/21 28,209 No 27/05/24
LTIP performance shares 19/07/21 9,403 No 26/05/25
Unvested option awards (not available to be exercised) R o o
T o ’ V T ”Number’ N o Submct ta B éﬂd at
outstanding at Qption price performance periermance Date bocomes
Executve Direcior e Dote of grant 3t March 2023 pence measdres  perod  exercisablo Sxeraisable unti
Simon Carter Sharesave options 22/06/22 4,275 421 No N/A 01/09/25 28/02/26
Bhavesh Mistry Sharesave options 22/06/22 4,275 421 No N/A 01/09/25 28/02/26

On 2 March 2023, 4,337 options granted to Simon Carter on 18 June 2019 under the Company’s SAYE share scheme lapsed
irt feall.
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DIRECTQR'S REMUNERATION REPORT continued

Other disclosures

Relative importance of spend on pay

The graph below shows the amount spent on the ramuneration for all employees (inciuding Executive Directors) relative

to the amount spent on distributions to shareholders for the years to 31 March 2023 and 31 March 2022. Remuneration of
emplayees increased by 5.1% relative to the prior year. This is largely attributable to improved company perfarmance resulting
in larger honus payments across the business. Distributions paid to shareholders during the year increased by 37% relative to
the priar year. This increase is a result of the delaved impact of the Company paying full dividends in 2022/23, compared with
the prior year whereby the effects of the Covid-19 pandemic had a material impact on the level of dividends that were paid.

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land’s total shareholder returm for the 10 years from 1 April 2013 to 31 March 2023 against
that of the FTSE Ali-Share Real Estate investment Trusts (REIT) Total Return index for the same period. The graph shows
how the tatal return on a £100 investment in the Company made on 1 April 2013 wouid have changed over the 10-year period,
compared with the total return on a £100 investment in the FTSE All-Share REIT Total Return index. This index has been
selected as a suitable comparator because it is the index in which British Land’s shares are classified.

The table beiow 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 oppartunity and LTIP vesting percentages represent the year end awards and
forecast vesting outcome for the Chief Executive. The guantum of Annual Incentive awards granted each year and iong term
incentive vesting rates are given as a percentage of the maximum opportunity available.

2015/14 2014716 201

16 2016/17 70118 20818 5'61.9_&0_2"07:}5/2_1_'2051/2;' 2022723

Chrs Chris Chr‘-% Chrs, Chris Chris Chria siran Simon
Chef txecutive . __ . . Gngg ©Gngg Grgg Grag = CGrgg  Creg  Gngg  CFO Carior | Canter
Chief Executive's single total figure of remuneration
(£000) 5398 6.551 3,623 1938 2,279 1853 1534 1644 _1919_ 1,736
Annual Incentive awards against maximum
opportunity (%) o _ 90 96 67 33 83 36 28 53 91 62%
Long term incentive awards vesting rate against
maximum opportunity (%) 98 g3 54 15 16 Q (o} o] a 1%

1. Trg amount shown far the 2070,/2021 year 15 a blanded figurs, reépresenting the rermuneration said to Chns Grgg and Simon Carter for the respactive periods that
they served as CEC,
2. Confirmed outcome

3. Fsumated outcoma.
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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 CEO pay ratio, prepared in line with Method A of the reporting regulations, is set out below, along with historic
data. In line with the method used last year, this method is considered to be the most comparable approach to the Single
Figure calculation used for the CEQ. The pay data is based on employees as at 31 March 2023 and has beeén analysed on a
full-time equivalent basis, with pay for individuals working part-time increased pro-rata to the hours worked. Employees on
maternity/paternity lzave have been included in the analysis.

The table below shows the movement in median ratio since 2019/20. The median ratic has decreased in 2022/23 due to the
lower bonus payout for the CEO and an increase in the total pay figure for the median employee which is driven by higher
variable pay. The median ratio is considerad to be consistent with the pay and progression policies within British Land as the
remuneration policy for the CEC is set based on the same principles as the policy for the wider employee population. As such,
salaries for all employees are set to reflect the scope and 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 farger
proportion of the CEQ’s package, in all cases, there is a strong link between payouts and the performance of both the
Company and the individual. The Committee Chair has provided an explanation of the relationship between reward and
performance on page 141

2019/20 202(_)_{2_1_

CEO pay rat . —_— v e
Method T T - A A A __ A
CEO single figure (F000) T T ys3h T eas o Ti736
Upper quartile ) B e T =)
Median o 221 @31 261 221
Lower quarti_lé_ T T 331 351 381 331

1. The 2G20Q/21 single total figure of remuneration represents a blended amount calculated by reforence to the amounts pard to Chns Grigg and Simon Carter for the
respective penods that they served as Chief Exacutive during the year.

The salary and total pay for the individuals identified at the Lower quartile, Median and Upper Quartile positions in 2022/23
are set out over the page. Having reviewad the pay levels of these individuals it is felt that these are representative of the
structure and quantum of pay at these points in the distribution of employees’ pay.
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DIRECTOR'S REMUNERATION REPORT countinued

Satary

B . L | sewy  Tomlpayt
Upper guartile ) _ - _ _ _ . _ _ _ _ _ . 77595 N8,239
Median 65000 77,380

Lower 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 Campany 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 Annua! Report and Accounts.

- CEO: Simon did not receive a safary increase between 2022 and 2023, nor since his promotion to CEC in November 2020
The annual bonus for Simon Carter decreased betweean 2022 and 2023 mirroring corporate performance over this period
and the reduction in taxable benefits is driven by a reduction in the company's private medical insurance premium.

~ Other Directors: The fees receivable by the Non-Executive Directors did not change betwean 2022 and 2023 as the rates
and responsibiiities remained the same across the period with the exception of irvinder Goodhew who was appointed to
the Remuneration Cornmittee dunng the year and stepped down from the ESG Committee. Taxable benefits relate to
transport and accommeodation which increased in the year ended 31 March 2023 compared with the prior year due to
a reduced level of cvernight stays during the tall end of Covid-19.

- Employee 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 Jower performance outcomes in 2023 cormmpared
to 2022, although this was slightly mitigated by salary increases during the year, of which bonuses are a multiple. The
reduction in benefits is largely driven by changes in employee choices of benefits.

- Methodoflogy: Bhavesh Mistry and Mark Aedy are not included in the table below as they were appointed during the
vaear ended 31 March 2022 and therefare do not have twe full years' waorth of fees to compare. They have not received
an increase in salary or fees during the period beyond thaose attributable to changes in Committee responsibilitias for
Non-Executive Directors. Bhavesh's pay arrangements are unchanged over the relevant periods (from his appointment
on 12 July 2027 until 31 March 2023).

203X vs 2022 2022 vs 2071

Base Annyal Base Annual Base

Annual

salary/fees Benefits bonus salary/fees Bancfits bornyLs salary/foes bonus
Remunarat'on e'ement % change % change % change Sechange % change  %echange % change % change % change
Simon Carter _ _ _ 0% 2% -32% _ 35%  28% W% n/a _ nfa o/a
Tirn Score 0%_ 0% _ nfa 7% 0% w2 20% 0% _ n/a
tynaGladden 0%  98%  nfa 7% _ 00%  n/a 6% 0% n/a
irvinder Goodhew . 3% nfa _ nfa _ wa  ®a _ nfa _nfa_ n/a _ n/e
Alastair Hughes S 0% _ o/ n/a 9% 0% nfa 3% 0% n/a
Pr[gbengrerbelsen_- _ 7 - 7; 0_"/n _ g/a_ " Tnja % 0%  n/a 2% 0% n/a
Laura Wade-Gery 0% na_  nfa 1% 0% na 0% 0% n/a
Loraine Woodnouse _ _ 0% _ n/a _ nfa ne na  nfa nfa o2 n/a
Average employees e % 7% 6% T% 50% 2% % B4%

The Committee reviews, takes advice and seeks information from both its independent adviser and the Human Rasources
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 Committae in its assessmeant of whether the leve! and structure of pay within the Company
is appropriate. The Commit{es is satisfied with the current Policy and feels the opportunity and afignment are appropriate at
the current time.
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Non-Executive Directors’ remuneration (audited)
The table pelow Shows the fccq pald to our Non- Executlve Dlrectors for the years ended 31 March 2023 and 31 March 2022

. Fees _Texebleberents  Total

2023 2022 2023 2022 2023 2022

Chair and Nun E’(,E,C,"’LVE,D Pcc*ors o ,,,’EOOO . ,,,E,Q,OE,,,\,,EOOO £000 £9997 -~ EDOO
Tim Score (Chair) oo TrrmrmTmrm e 858 3750 0 375 375
Mark Aedy L 69 3 0o O 69_ 39
Lynn Gladden o L 7777 4 2 @79
S ooy 7775 o o 77 75

’ 9% 9% o 0 96 _ 9

Nicholas Macphersons o T T 20 72 o o 20 72
Preben Prebensen S T 7 Tes ) o) 85 95
Laura Wade-Gery S T ey 97 1 o} 98 97
Loraine WOOdhOUSEe , i T o 92 a2 o '*:’7'* O 93 92

o

2]

Fees includa the basic fee of £64,000 paid to cacn Non-Executive Director as well as Committee membership and Chair roles, with exception of the Chair,
. Taxable benefits includs the oxpenscs ncurred by Non-Executive Directors. The Campany provides the tax gross up on these benefits and the figures shown
above are the grossed Up values. There 1s no variable element to the Non-Executive Directars’ fees.
Nicholas Macphersan 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:
o T T T TT " Date of appaintment T T
wector Positian e ___(_tit_i_m Committeey . o Attendance
Laura Wade-Gery ~ Chair o wMay20 o 8/8
Lynn Glg_d_d__e_r_\___ . 7 WﬁﬂiMieir'HBé} o 20 March 2015 - o S 6/6
Irvinder Gogc_i__g_____"_mm i Member o o T - 8/
Preben Prebensen ‘Member K Sept mber 2017 N 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 Birector, General Counsel and
Company Secretary), Kelly Barry (Reward Director) and Gavin Bergin (Head of Secretariat) other than for any item relating
to thelr cwn remuneration. A representative from Korn Ferry alse 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 alsc meeats the Caommittes’s independent remuneration advisers, Korn
Ferry, prior to each substantive meeting to discuss matters of governance, Remuneration Policy and any cencerns they

may have.

How the Committee discharged its responsibilities during the year
The Committee’s role and responsibilities have remained unchanged during the year and are set out in full in its terms
of reference which ¢an be found on the Company’s website britishland.com/committees. The Committee’s key areas of

responsibility are:

deveioping the performance conditions relating to the Company's 2030 Sustainability Strategy within the approved 2022
Directors’ Remuneration Policy, in respect of which the Committee received in-depth technical briefings from subject
matter experts frem 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 Commitiee member and other
members of management;

monitoring performance against conditions attached to all annual and long term incentive awards to Executive Directors,
Executive Committee and other members of management and approving the vesting and payment cutcomes of these
arrangements; and

selecting, appointing and setting the terms of reference of any independent remuneration consultants.

British Land Annual Report and Accounts 2023 187



The British Land Company PLC 00621220

DIRECTOR'S REMUNERATION REPORT continucd

In addition to the Committee’s key areas of responsibility, during the year ended 31 March 2023, the Committee also
considered the following matters:

- raviewing and recommending to the Board the Remuneration Report to be presented for shareholder approval;

- remuneration of the Executive Directors and members of the Executive Committes including achievement of corporate
and individua! performance; and pay and Annual Incentive awards below Board-level;

~ the extent to which parfarmance measures have been met and, where appropriate, approving the vesting of Annual
Incentive and Iong term incentive awards;

— granting discretionary share awards; reviewing and setting performance measures for Annual Incentive awards and
Long Term incentives,;

- reviawing tha Committee’s terms of refarence;

- feedback from the HRD, GC and Company Secretary and Remuneration Consultants following consultation with a
workforce panel set up to discuss Executive remuneration;

- the Committee was made aware of the results of engagemaent surveys and any genearal themas that are impacting
employees. All-employee communications were sent from Executive Committee members, incfuding the CEOQ, relating
to wider Company remuneration,

- considering gender and ethnicity pay gap reporting requiremenis; and

~ receiving updates and training on carporate governance and remuneration matters from the independent
remuneration consultant

The Committee’s terms of reference have been reviewed by the Committee during the year and no changes were made.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 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 alsc provided general remuneration
advice to the Company during the year,

Voting at the Annual General Meeting
The table below shows the voting outcomes of the rasolutions put to sharehoiders regarding the Directors’ Remuneration
Repart and Remuneration Policy at the AGM in July 2022,

Resolution

o , CMawsTaT _for Voimaganat | seagenyt Toudl votes cst yotes wiinheld
Directors’ Remuneration Report (2022 633429298 9649 23012044 351 658441342 678,007
Directors’ Remuneration Policy (2022) 631,747,807 96.24 24675593 376 656,423%,405 6959044

Service Contracts and Letters of Appointment

The ietters of appeintment of Non-Executive Directors are subject to renewal on a triennial basis. in accordance with the UK
Corporate Governance Code, all Directors stand for election or re-election by the Company’s shareholders on an annual basis.
The Directors’ service contracts and letters of appointment are available for inspection during normal business hours at the
Company’s registered office and at the Annua! General Meeting.

Executive Director Service Contracts
Al Executive Directors have rolling service contracts with the Company which have notice periods of 12 months on either side.

Normal notice peniod

Drector o . __ vength ol serv.ce contract _ _Dawe of service contract ___wbegvenby aither party
Simon Carter e e e _ . ._ _ . .Xmonths  _ 18November2020 _ _ _ _ __ 12months
Bhavesh Mistry 12 maonths 19 July 2023 12 months

Executive Directors' external appointments
Executive Directors may take up one non-exacutive directorship at another FTSE company, subject to British Land Board
approval, The Executive Directors do not currently hold any paid external appointments.
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Chairman and Non-Executive Directors Letters of Appointment
The unermrcd terms of the Chd|rman 5 and Non Executlve D|rector5 Ietters of appointment are shown below:

F’fc\ctwg date of appoentmen* [lad

most recant lottor of Unaxpired torm
Director Original date of sppoiniment . _ ._. 3ppointment at 16 May 2023 (months)
Tim Score (Chairmany 77 77 7T 720 Mareh 2014 5 May 2023 4
Preben Prebensen (SID) 1September 2017 1September 2020 14
Mark Aedy T 1Septernber 2021 1September 2021 S 26
Lynn Gladden T ,_ T _'“20 March 201E . 24May 2021 . 14
Irvinder Goodhew T T T T Tioctober2020  10October 2020 a4
Alastaﬁr Huigir;es T T T _m'TJ_éFr_uary 208 1January 2021 I
Laura Wade-Gery Tt T T T TR May 25 24May 2021 .14
Loraine Woodhouse Tt " 1March 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 these terms of appeintment, neither the Chair nor the
Non-Executive Directors are entitled to any compensation (other than accrued and unpaid fees and expenses for the period
up to the termination) fer loss of office save that the Chalr and Non-Executive Directors may be entitled, in certain limited
circumstances, such as cerporate transactions, to receive payment in lieu of their notice pericd where the Company has
terminated their appointment with immediate effect.

This Remuneration Report was approved by the Board on 16 May 2023,

ar bt

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 tc 163 and Other
information section from pages 246 to 253 for the purpose of section 463 of the Companies Act 2006 (the "Act). The Directors’
Report and Strategic Report together constitute the Management Report for the year ended 31 March 2023 for the purpose of
Disclosure and Transparency Rule 4.1.8R. Information that is relevant to this Report, and which is incorporated by reference
and including information required in accordance with the Act and or Listing Rule 98.4R, can be located in the fellowing sections

Information

Sgct.onin Annua’ Repart Page

Future developments of the busmess of the Eompany - - o _ Stﬁratggi;ﬁggorj; L ) LS to_SS
D[vldends 7777 _ StrategicReport 39
Fmaﬂcsal hs't'riﬁments - r;sk management Obj@CfiveS and pohctes N Strategic Report ' - A3tc 45
" Strategic Report. &l

~ T 7 suategicmeport | TBgtose

Sustamablhty governanrce - o - B Strategic Report o 91 to 92
Greenhouse gas emissions, er\ergy consumptlon and eff|c1er\cy B _Strategic Report o o 102 to 103
Governance arrangements . ~ Governance B 112 to N9
Long term incentive schemes (LR 9 8 4 (4)) B ) DlrectOrs Remur\era@gn Report o 746
Capitalised interest (LR 9.8.4 (1)) - _ Financial Statements 188 and 193
Expoéure to risks S - N o Financial Statements 209 1o 218
Additional unaudited financial information (LR 984 (2)) B Other Infarmation (unaudlted) 246 to 253

Annual General Meeting (AGM)
The 20272 AGM will be held at 11:00 on 11 July 2023 at
100 Liverpool Street, EC2M 2RH.

A separate circular, comprising a letter from the

Chair of the Board, Notice of Meeting and explanatory
notes on the resclutions 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 ameanded by special rasolution at a general meeting
of shareholders. Subject to applicable law and the Articles,
the Directors may exercise all powers of the Company.

S The Articles are available on the Company’s website
britishland.com/governance.

Board of Directors

The names and biographica! 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. Changes to the Directors during the
vear and up to the date of this Report are set out on page
107. The Company's current Articles require any new
Director to stand for election at the next AGM following
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

Detaiis of tha Directors’ interests in the shares of the
Company and any awards granted to the Executive Directors
undar any of the Company’s all-employee or executive share
schemes are given in the Directors’ Remuneration Report on
pages 132 to 153. The service agreements of the Executive

Directors and the letters of appointment of the Non-Executive

Directors are also summarised in the Directors’ Remuneration
Report and are available for inspection at the Company’s
registered office.
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The appointment and repiacement of Directors is governed
by the Articles, the Code, the Act and any related legislation.
The Board may appoint any person to be a Director so long
as the total number of Directors does not exceed the limit
prescribed in the Articles. The Articles provide that the
Company may by ordinary resolution at a general meeting
appoint any person to act as a Director, provided that notice
is given of the resolution identifying tha proposed person by
nama and that the Company receives written confirmation

of that person’s willingness to act ag Director if he or she

has not been recommended by the Board. The Articies also
empower the Board to appoint as a Director any person who
is willing to act as such. The maximunt possible numbesr of
Directors under the Articles is 20, in addition to any power
of removal canferred by the Act, the Articles provide that the
Company may by ordinary resolution (and without the need
for any special natice) remove any Diractor 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 Director on a specific date selected by
the Board shall retire from office. The date selected shall be
not more than 14 days before, and no later than, the date of the
notice of annual general meeting. A Director who retires at
an annual general meeting shall be eligible for reappointment
by the shareholders.

Directors’ interests in contracts and conflicts
of interest

NG contract existed during the year in relation to the Company’s
pusiness in which any Director was materially interested.

The Company's procedures for managing conflicts of interest
by the Directors are set out on page 115, Provisions are also
contained in the Articles which allow the Directors to
authorise potential conflicts of interest



Directors’ liability insurance and indemnity
The Company maintains Directors’ and Officers’ liability
insurance cover in respect of any potential legal action
brought against its Directors.

‘Gualifying third party indemnity’ provisions (as defined

by Section 234 of the Companies Act 2006) were in force
during the caurse of the year ended 31 March 2023 for the
benefit of the then Directors of the Company, and at the date
of this Report, are in force for the benefit of the Directors of
the Company in relation to certain losses and 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 ordinary shares
of 25p each, all of which are fully paid. Holders of ordinary
shares are entitled to attend and speak at general meetings
of the Company and 1o appoint one or more proxies or, if
the holder of shares is a corporation, one or more corporate
representatives. On a show of hands, each holder of ordinary
shares shall have one vote, as shall proxies. On a poll, every
holder of ordinary shares present in person or by proxy shall
have one vote for every share for which they are a holder,
There are No restrictions on voting rights or the transfer

of shares except in relation to Real Estate Investment

Trust restrictions.

The Directors were granted authority at the 2022 AGM

to allot relevant securities up to 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 wifl
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, sharehc!ders will be asked to renew the
authority to aliot relevant securities.

At the 2022 AGM a special resolution was atso passed to
permit the Directors to allot shares for cash on a non-pre-
emptive basis both in connection with a rights issue or similar
pre-emptive issue and, atharwise than in connection with any
such issue, up te a maximum nominal amount of £11,585,641.
A further special resolution was passed tc permit the
Directors to allot shares for cash on a nen-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 resoluticn was passed to 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.

__> 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.

Tha Brtish lLand Company FLC Q0621820

Rights under an employee share scheme
Employee Benefit Trusts (EBTs) operate in connection

with some of the Company’s emplovee share plans. The
trustees of the EBTs may exercise all rights attached to the
Company's ordinary shares in accordance with their fiduciary
duties other than as specifically restricted in the documents
which govern the relevant employee share plan.

Waiver of dividends

Blest Limited and Eqguiniti Share Plan Trustees Limited act as
trustees (Trustees) of the Companies discretionary Employee
Share Trust (EST) and Share Incentive Plan respectively. The
EST holds and, from time to time, purchases British Land
ordinary shares in the market, for the benefit of employees,
including to satisfy cutstanding awards under the Company’s
various executive employee share plans. Dividend waivers
are in place from the Trustees in respect of all dividends
pavable by the Company on shares which they hold in trust.

Substantial interests

All notifications made to British Land under the Disclosure and
Transparency Rules (DTR 5) are published on a Regulatory
Information Service and made available on the investors
section of our website.

As at 31 March 2023, the Company had been notified of the
interests noted below in its ordinary shares in accordance
with DTR 5. The information provided is correct at the

date of notification.

IHTQf;;CSi;'\VW ﬁércentagc helding

. ordwaryshares = disclosed %
BlackRock, Inc. M,736,660 12.04
Norges Bank 72,963,230 7.87
APG Asset Management N.V. 58,244,122 586
Invesco Ltd. 45,871,686 485
Brookfield Asset
Management Inc. 29,409 577 317

Since the year end, and up to 16 May 2023, the Company had
been notified of the following interests in its ordinary shares
in accordance with DTR 5. The information provided is
correct at the date of notification:

Interests in Percentage holaing
ordinary shares disclosed %

BlackRock, Inc. 115,899,477 12.48
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DIRECTORS’ REFORT AND ADDITIONAL DISCLOSURES continued

Change of control

The Group’s unsecured borrowing arrangements

include previsions that may enable each of the lenders

or pondholders to request repayment or have a put at

par within a certain period following a change of contro! of
the Company. In the case of the Stariing bond this arises if
the change of control also rasults in a rating doewngrade to
beiow investment grade. Further details on our unsecured

borrowing arrangements can be found on page 45

There are no agreements between the Company and its
Executive Directors or employees providing for compensation
for loss of office or employment that occurs 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 beceming
exercisable on a change of control. Alf appointment letters
far Non-Executive Directors will, as they are renewed,
contain a provisicon 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

u;/\, Details of subsequent events, if any, can be found in Note
26 oh 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
21 March 2023 (nii).

Inclusive culture

British Land employees are comritted te promoting an
inclusive, positive and collaborative culture. Our 2030
Diversity, Equality & inclusion Strategy sets out our
commitments and goals to make British Land the most
inciusive organisation it can be. We treat everyone egqually
irrespective of age, sex, sexual orientation, race, colour,
nationality, ethnic origin, religion, raligious or other
philosophical belief, disability, gender identity, gender
reassignment, marital or civil partner status, or pregnancy
or maternity. As stated in our Equal Opportunities Policy,
British Land treats 'all colleagues and jcb applicants with
eqguality. We do not discriminate against job applicants,
employees, workers or contractors because of any protected
characteristic. This applies to all opportunities provided by
the Company Including, but not imited to, job applications,
recruitment and interviews, training and development, role
enrichment, conditions of work, salary and performrance
review. The Company ensures that our palicies are
accessible to all employeaas, making reasonable
adjustment when required.
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Through its policies and marea specifically the Equa!l
Opportunities, Oisability and Workplace Adjustment and
Recruitment policies, the Company ensures that entry into,
and progression within, the Company is based solely on
personal ability and competence to meet set job criteria
Should an employee, worker or contractor become disabled
in the course of their employment/engagement, the Campany
aims to ensure that reasonable steps are taken to accommodate
their disability by making reasonable adjustments to their
aexisting employment/engagement

Community investment

Our financial community investment during the year toralled
£2.2m (for the vear ended 31 March 2022: £1,812,909). Cf this,
£1.5m came from the Social Impact Fund which is managed
by the Social Impact Commitiee and overseen by the

ESG Committee.

The Company also supports employee fundraising and
payroll giving which are included in the figures above.
Far the year ended 31 March 2023 this covered:

- 50% upiift of British Land staff payroli giving contributions
{capped at £5,000 per person and £50,000 per annum for
the whole organisation); and

- A staff matched funding pledge, matching moeney raised
for community organisations by British Land staff up to
£500 per person per year.

Our community investment is guided by our Local

Charter, working with local partners to make a lasting
positive difference:

- connecting with local communities

- supporting educational initiatives for local people

- supporting local training and jobs

- supporting local businesses

- contributing to local people’s wellbeing and enjoyment

Through our community investment and Loca!l Charter
activity, we cannect with communities where we operate,
make positive local contributions, help peopie fulfil their
potential, heip businesses grow, and promote wellbeing
and enjoyment. This all supports our strategy to create
Places Pecple Prefer.

Auditor and disclosure of information

Pw 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:

Kk

Brona McKeown
HR Director, General Counsel and Company Secretary

The British Land Company PLC
Company number: 621920



Directors’ Responsibilities Statement

The Birectors’ Responsibilities Statement below has been
prepared in connection with the Annual Report and financial
statements for the year ended 31 March 2023. Certain parts
of the Annual Report and financial statements have not been
included in this announcement as set cut in Note 1 to 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 vear. Under that law the
Directors have prepared the Group financial stalernents

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 Cempany 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, comprising FRS 101, have been followed
for the Company financial statements, subject to any
material departures disclosed and explained in the
financial statements;

- make judgements and accounting estimates that are
reasonable and prudent; and

- prepare the financial statemants on the going concern
basis unless it is inappropriate to presume that the
Group and Company will continue in business.

The Directors are responsible for safeguarding the assets of
the Group and Company and hence for taking reasonable
steps for the prevention and detection of fraud and

other irregularities.

The Directors are also responsible for keeping adequate
accounting records that are sufficient to show and explain
the Group’s and Company’s transactions and disclose with
reascnable accuracy at any tirme the financial position of
the Group and Company and enable them to ensure that
the financial statements and the Diractors’ Remuneration
Report comply with the Act.

The Directors are responsible for the mamntenance and integrity
of the Company’s website. Legislation in the United Kingdom
governing the preparation and dissemination of financial
statements may differ from legisiation in other jurisdictions.

The Bntish Land Company PLC 00821920

Directors’ confirmations

The Directors consider that the Annual Report and Accounts,
taken as a whole, is fair, balanced and understandable and
provides the information necessary for shareholders to assess
the Group's and Company’s pasition and performance,
business model and strategy.

Each of the Directors, whose names and functions are listed
in Corporate Governance Report on pages 108 to 111,
canfirms that, to the best of their knowledge:

- the Group financial statements, which have been prepared
in accordance with UK-adopted International Accounting
Standards and IFRSs issued by IASR. give a true and fair
view of the assets, liabilities, financial position and profit
of the Group;

- the Company financial statements, which have been
prepared in accordance with United Kingdom Accounting
Standards, comprising FRS 101, give a true and fair view of
the assets, liabilities and financial 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 development and performance of the business and the
position of the Company and the Group taken as a whole,
together with a description of the principal risks and
uncertainties that it faces.

in the case of each Director in office at the date the
Directors' Report is approved:

- so far as the Director is aware, there is no relevant audit
informaticn of which the Group's and Company’s auditors
are unaware; and

- they have taken all the steps that they ought to have taken
as a Director in order to make themselves aware of any
relevant audit information and to establish that the Group’s
and 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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IiINDEPENDENT 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 statemeants (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 lass
and the group’s cash flows for the year then ended;

- the group financia) statements have been properly prepared in accordance with UK-adopted internaticnal Accounting
Standards as applied in accordance with the provisions of the Companies Act 2006;

- the company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice (United Kingdom Accounting Standards, including FRS 101 "Reduced Disclosure Framework”, and
applicable law); and

~ the financial statements have been prepared in accordance with the requirements of the Companies Act 2006.

We have audited the financial statements, included within the Annual Report and Accounts 2023 (the “Annual Report”), which
comprise. the Consolidated and Company Balance Sheets as at 31 March 2023, the Consolidated Income Statement, the
Consolidated Statement of Comprehensive (ncome, the Consolidated Statement of Cash Flows, and the Cansolidated and
Company Statements of Changes in Equity for the year then ended, and the notes o the financial statements, which include a
description of the significant accounting policies.

Qur opinion is consistant with our reporting to the Audit Committee.

Basis for opinion
Wa conducted our audit in accordance with International Standards on Auditing (UK) (“1SAs (UK}") and applicable law. Qur
responsibilities under 1ISAs (UK) are further described in the Auditors’ responsibilities for the audit of the financial statements

section of our report. We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
cur opinion.

Independence The British Land Company PLC 00621920

We ramained independent of the group in accordance with the ethical requirements that are relevant to our audit of the
financial statements in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and
we have fulfilled our other ethical responsibllities in accordance with these requirements.

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC’s Ethical Standard were not
provided.

Cther than those disclosed in Note © we have provided no non-audit services 1o the company or its controlled undertakings in
the pericd under audit,
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Our audit approach

Overvmw
Audit scope - We tailored the scope of our audlt to ensure that we performed en0ugh work to be able to g»ve an
opinicn on the financial statements as a whole. The group financial statements are prepared on a
consolidated basis, and the audit team carries out an audit over the consolidated group balances
in support of the group audit opinion.
- Tha 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
a2 whole,
Key audit matters - Valuation of investment and development properties, either held directly or through joint
ventures (group).
- Recoverability of tenant debtors and incentives (group).
- Accounting for the Paddington Central partial disposal and joint venture arrangement (group).
- Taxation (group>.
- Recoverability of investments and loans to subsidiaries and joint ventures (company).
Materiality - Ovarali group materlal\ty "£82.9 million (2022 £98.4 ml”iOﬂ) 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 million (2022: £88.5 million) based on 1% of total assets.

- Performance materiality: £62.1 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
e British Land PLC Q0621920
Key audit matters are those matters that, in the audﬂérs %‘ro%%gg%‘r%al judgement, were of most significance in the audit of the

financial statements of the current period and include the most significant assessed risks of material misstatement (whether or
not due to fraud) identified by the auditors, 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
make on the results of our procedures thereon, were addressed in the context of cur audit of the financial statements as a
whole, and in forming our opinion thereon, and we do not provide & separate opinion on these matters.

This is not a complete list of all risks identified by our audit.

Accounting for the Paddington Central partial dispesal and joint venture arrangement is a new key audit matter this year.
Accounting for Canada Water partial disposal and joint venture arrangement, which was a key audit matter last year, is no
jonger 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 continued

propetrties, either held directly or through
joint ventures (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 11 (Joint ventures). The
group owns either directly or through joint
ventures a portfolio of property consisting
of Campuses, Retail & Fulfilment and
Developments. The total property portfolia
valuation for the group was £5,595 millicn
(2022: £6,944 million) and for the group's
share of joint ventures and funds was
£3,318 million (2022: £3,538 million) as at
31 March 2023, The valuations were carried
out by third party vaiuers CBRE, Jones
Lang LaSalle, Cushman & Wakefield and
Knight Frank (the Valuers’).

The Valuers were engaged by the directors
and performed their work in accordance
with the Roval Institute of Chartered
Surveyors (‘RICS") Valuation - Global
Standards and the requirements of I1AS 40
Investment Property’. in determining the
valuation of a property, the Valuers take
into account property-specific information
such as the current tenancy agreements
and reptal income.

They apply assumptions for yields and
estimated market rent, which are
influenced by prevailing market yieids and
comparable market transactions, to arrive
at the final valuation. For developments,
the residual appraisal method is used, by
estimating the fair value of the completed
project using a capitalisation method less
astimated costs to complation and a risk
premium. The vatuation of the group's
property portfolio was identified as a key
audit matter given the valuation is
inherently subjective due to, among ather
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 invalved, coupled with the fact
that only a2 small percentage difference in
individual property valuations, when
aggregated, could result in a material
misstatemeant, warranted specific audit
focus in this area.
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Given the inharent subjectivity invelved 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 methodology, we engaged our internal valuation experts (qualified
chartered surveyors) to assist us in our audit of this matter. We assessed the
Valuers’ qualifications and expertise and read their terms of engagement with
the group to determine whether there were any mattars that might have
affected their objectivity or may have impaosed scope limitations upon their
work.

We also considered fees and other contractual arrangements that might exist
between the group and the Valuers. We found nc evidence to suggest that the
objectivity of the Valuears was compromised. We read the valuation reports for
the propetrties 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 yield and capitai value
movement, datermined by reference to published benchmarks and using our
experience and knowladge of the market. We compared the investment yields
used by the Valuers with the range of expected yields and the year on year
capital movement to our expected range.

We aiso considered the reasonablenass 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
ohtained the development appraisals and assessed the reasanableness of the
Valuars’ key assumptions, This included comparing the yield to comparable
market benchmarks, comparing the costs tc compiete estimates to
development plans and contracts, and considering the reasonableness of
other assumptions that are not so readily comparable with published
benchmarks, such as estimated rental value and developers’ profit. We held
discussions with each of the Valuers and challenged their approach to the
valuations, the key assumptions and their rationale behind the more significant
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 obtained evidence to support
explanations received. We also challenged the Valuers as to the extent to
which recent market transactions and expected rental values which they made
use of in deriving their valuations took intc account the impact of climate
change.

The valuation commentaries provided by the Valuers and supporting
avidence, enabled us to consider the property specific factars that may have
had an impact on value, including recent comparable transactions where
appropriate.

We concluded that the assumptions used in the valuations were supportable
in tight of avaitable and comparable market evidence. We performed testing
on the standing data in the group’s information systems concerning the
valuation process. We carried out procedures, on a sample basis, fo satisfy
ourselves of the accuracy of the property information supplied to the Valuers
by management. For operating properties, we agreed tenancy information to
suppoerting 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 records for
exarmple by inspecting construction contracts. For developrments, capitahised
expenditure was tested an 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 disciosures.

We considerad reasons why the market capitalisation was lower than the net
asset value of the group. We have no issues to repaort in respect of this work,
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Recoverability of tenant debtors and incentives (group)
Refer to the Report of the Audit Committee, Notes to the
financial statements - Note 1 (Basis of preparation, significant
accounting policies and accounting judgements), Note 10
(Property) and Note 13 (Debtors). The total value of trade
debtors recognised within the group was £33 million

(2022: £53 million) and within jeint ventures was £11 million at
31 March 2023 (2022: £17 million), against which an expected
credit loss (‘ECL") provision of £27 miilion (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; £96 million), against which
an ECL provision of £20 million (2022: £19 million) and

£12 mitlion (2022: £8 million) respectively was recognised.
Covid-19 and the resulting economic and social disruption in
pricr 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 geopolitical and
econcomic 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 highiy subjective and contains significant
estimation uncertainty. The directers have applied the ECL
model 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
pandemic period and a forward looking expectation of collection
rates.

The same key assumptions are applied in the ECL modef 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 yeer, the IFRS
Interpretations Committee (IFRIC) issued their decisions on the
treatment of lessor forgiveneass of lease payments and demand
deposits with restrictions on use.

The application of these decisions represented a change to the
previous accounting policies applied by the group and therefore
the directors chose to restate the prior year comparative
information.

On the basis that the estimation of an ECL provision against the
tenant debtors and incentives balances has been highly
subjective and contains significant estimation uncertainty, we
have identified this as a key sudit matter. In relation to the IFRIC
decisions, cur audit focused on this area, including that the
restatements made were accurate and that adequate disclosures
were made in accordance with |AS 8 Accounting Paolicies,
Changes in Accounting Estimates and Errors.

Tne Ratish Land Company PLC 00621920

How aur audit acdressed the key aud:t matter

" We have evaluated the mathodology utilised by the

directors in determining the ECL provisions as at

31 March 2023, We are satisfied the approach is
compliant 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
independeant application to check the integrity of the
spreadsheet used to calculate the provision.

On a sampte basis, we performed detailed testing over
the underlying data and information used in the ECL
analysis including but not limited to verifying: the
tenant’s year end outstanding debter balance; the
tenant’s year end unamortised lease incentive balance;
the tenant’s credit histories and current trading
performance; the ageing of the balances; the level of
cash collections during the year; and the forward-
looking expectation of collection rates amongst other
factors. We assessed the significant assumptions
adopted by management in the 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 different risk ratings and
the provisioning percentages applied to each of these
risk categories, by agreeing tc supporting documents.
We reviewed the disclosures made in refation to the £CL
provision and the sensitivity of the provision to the
underlying probability of default applied. We evaluated
management's methodology for applying the revised
accounting policies and ensured conformity with the
reguirements 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 Nota 1to explain the changes
in accounting peolicies, and ensured that the restated
comparative information was complete and accurate.

We have no matters to report in respect of this work.
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INDEPENDENT AUDITORS’ REPORT continued

Key audt matter
Accounting for the Paddington Central partial disposal and joint
venture arrangement (group)

Refer to the Audit Committee Report and the Financial Statements,
Notes to the financial statements - Note 1 (Basis of preparation,
significant accounting policies and accounting judgements) and
Note T (Joint ventures). During the reporting period, the group
disposed of its Paddington Central Campus assets inta the
Paddington Central Joint Venture (the "Joint Venture’ or
‘Partnership’), with the group owning a 25% interest and the other
partner holding a 75% interest in the Joint Venture. As part of the
transaction, the group disposed of £924m of property for a
consideration of £915m and recorded a £19m [oss on disposal.

The directors have exercised critical judgement in respect of the
joint control assessment of the Joint Venture. As part of the
assessment, the directors considered the group’s control over the
Partnership in respect of its 25% ownership. The directors assessed
the group’s power to direct the relevant activities of the Partnership
through the partnership agreements, including reserved matters
which require the unanimous consent of the partners, and the
group’s subsequent exposure to variable returns.

Through this analysis, the directors have been able to satisfactorily
conclude that the group has joint control over the Partnership and
therafore has accounted for the Partrership as a joint venture using
the equity method, in-line with the group's accounting policies This
warranted additional audit focus due to the size and nature of the
transaction and the c¢ritical accounting judgement made by the
directors.

Taxation (group)
Reafer 1o the Report of the Audit Committee, the Notes to the
financial statements - Note 1 (Basis of preparation, significant
accounting policies and accounting judgements) and Note 7
{Taxation). The UK Real Estate {nvestment Trust (REIT) regime
grants cornpanies tax-exempt status provided they meeat tha 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 subject 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 balance of business, dividend and
income cover tests. The Broadgate and Paddington Central joint
ventures are aiso structured as a REITs and as such, REIT
compliance is also of relevance for these joint ventures in agdition
to the overallgroup. Tax provisions are in place to account for the
risk of challenge of certain of the group's tax positions.

Given the subjective nature of these provisions, additional audit
focus was placed on tax provisions.
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transaction and assessed the accounting treatment
in relation to the group's accounting policies. For the
disposal, we obtained and reviewed the key
supporting documentation including the sale and
purchase agreements and completion statements
aned agreed the consideration received to bank
statements.

Far the joint venture arrangement, we read the
underlying partnership agreements and agreed that
the accounting treatment of the joint venture
arrangament was in accordance with IFRS 10
Consolidated Financial Statements, IFRS 11 Joint
Arrangements, and IAS 28 investments in Associates
and Joint Ventures, and verified the degree of
control or influence held by the group was
appropriate to recognise a joint venture
arrangement.

We have no matters to report in respect of this work.

approach to ensuring compliance with the REIT
regime rules and we involved our internal taxation
specialists to verify the accuracy of the application
of the rules.

We obtained management’s calculations and
supporting documentation, verified the inputs to
their calcwlations and re-performed the group's and
the Broadgate and Paddington Central joint
ventures' annual REIT compliance tests. We used our
knowledge of tax circumstances and, by reading
relevant correspondence between the group and
HMRC and the group's external tax advisors, we are
satisfied that the assurnptions and judgements used
by the group in determining the tax provisions are
reasonable.

We have no matters to repart in respect of this wark.



Koy aud t matter

Recoverability of investments and Ioans to subsidiaries and joint

ventures (company)

Refer to the Notes to the financial statements - Note A (Accounting
policies - Critical accounting judgements and key scurces of
estimation uncertainty) and Note D (Investments in subsidiaries and
joint ventures, loans to subsidiaries and other investrments).

The company has investments and loans to subsidiaries of

£23,140 million (2022 £33,140 million) and investments in joint
ventures £111 million (2022: £116 million) as at 31 March 2023, This is
following the recognition of a £354 miliion (2022: £32 million)
provision for impairment in investments in subsidiaries, a write back
of impairment of £1,350 million (2022, write back of £221 million) in
loans to subsidiaries, and a £36 million (2022 £22 million) provision
for impeairment 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 lcans is
calculatad in accordance with IFRS 9, where expected credit losses
are considered to be the excess of the company's loanto a
subsidiary over the subsidiary net asset value. Investments in
subsidiaries and joint ventures are assessed for impairment in line
with |AS 36. in the year, the company received capital distributions
totalling £9,847 million (2021/22: £nil) from its subsidiaries following
a corporate simplification and restructuring exercise conducted.

This included recapitalising subsidiaries that were previously in a net
liability position and therefore unable to repay their intercompany
loans and gave rise to a net reversal of loan impairment at the
company level and investment impairment tosses in certain of the
subsidiaries involved in the restructuring. Losses incurred by those
subsidiaries that made the capital injections have been treated as
deerned 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 IAS 26, IFRS 9 and its
accounting policy. Given the inherent estimation and complexity in
assessing both the carrying value of a subsidiary or joint venture
company, and the expected credit loss of intercompany loans, this
was identified as a key audit matter.

How our audit addresscd the key audit matter
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We assessed the accounting policies for investments
and loans in subsidiaries and investment in joint
ventures to ensure they were compliant with FRS 101
“Reduced Disclosure Framework”. We obtained
management’s impairment assessments for the
recoverability of investments and loans in
subsidiaries and investment in joint ventures as at

31 March 2023,

We verified that the methodology used by
management in arriving at the carrying value of the
investments in subsidiaries and joint ventures was in
line with IAS 36 Impairment of Assets, and that for
loans 1o subsidiaries the expected credit loss was in
line with IFRS 9 Financial Instruments, inciuding the
related provision for impairment of investments and
reversal of impairment of the loans.

We identified the key estimate within the assessment
of impairment of the investments and loans to
subsidiaries and investments in joint ventures to be
the underlying valuation of investment property held
by the subsidiaries and joint ventures. For details of
our procedures over investment property valuations
piease refer 1o the related group key audit matter
above.

Given the compliexity and the manuai nature of the
impairment maodels, 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 nc matters to report in respect of this work.

How we tailored the audit scope

We tailored tha scope of cur audit to ensure that we performed enough work te be able to give an cpinion 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, Campusés and Retail &
Fulfilment, across the United Kingdom. These are held within a variety of subsidiaries and joint venturas 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 Meadowhali, Paddington Central and Canada Water Joint Ventures were
scoped in for specific account balances. All work was carried out by the group audit team with additional procedures
performed at the group level (including audit precedures over the cansolidation and consolidation adjustments) to ensure
sufficient coverage and appropriate audit evidence for our opinicn 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 our audit, we assessed the risk of mataerial misstatement, taking into account the nature, likelihcod 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 continted

The impact of climate risk on our audit

In planning our audit, we made enguiries with management to undarstand the extent of the potential impact of climate change
risk on the financial statements. Qur evaluation of this conclusion included challenging key judgements and estimates in areas
where we considered that there was greatest potential for climate change impact. We particularly considered how climate
change risks would impact the assumptions made in the valuation of investment properties as explained in our key audit
matter above. We also considered the consistency of the disclosures in relation io climate change made within the Apnual
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 cur audit was influenced by our application of materiality. We set certain quantitative thresholds for materiality,
These, together with qualitative considerations, helped us to determine the scope of our audit and the nature, timing and
extent of our audit procedures on the individual financial statement line items and disclosures and in evaluating the effect of
misstatements, both individually and in aggregate on the financial statements as a whole,

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Eimaneal starernonts - sroup Financiarstetements - company
Overall materiality £82.9 million (2022: £98.4 million). “£74.8 miltion (2022 £88.5 million),

!-;ow w\é - 1% ofitotaf;ssetsw ,,,]% ofrfotja'i ééseis 7
determined it

ttationale for A key daterminant of the group’s value is property  The company’s main activity is the investments in
benchmark investments. Due to this, the key area of focus in and loans to subsidiaries and joint ventures. Given
applied the audit is the valuaticn of investment and this, we set an overall company materiality level
development proberties, either held directly or based on total assets. For purposes of the group
through joint ventures, On this basis, and audit, we capped the overal! materiality for the
consistent with the prior year, we set an overall company to be 90% of the group cverall
group materiality level based on total assets. materiality.

For each component in the scope of our group audit, we allocated a materiality that is fess than our overall group materiality.
The range of materiality allocated across components was between £8m to £16m. Certain components were audited 1o a local
statutory audit materiality that was also less than cur overall group materiality.

In addition, we set a spacific mataeriality 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 Underiying Profit before tax.

We use performance materiality to reduce to an appropriately low level the probability that the aggregate of uncorrected and
undetected misstatements exceeds overall materiality. Specifically, we use performance materiality in determining the scope
of our audit and the nature and extent of our testing of account balances, classes of transactions and disclosures, for example
in determining sample sizes. 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 determining 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 our normaf range
was appropriate.

Wae agreed with the Audit Committee that we would report to them misstatamants 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 35 misstatements
balow those amounts that, in our view, warranted reporting for qualitative reasons

in addition we agreed with the Audit Committee that we would report to them misstatements identified during our group
audit above £1.0 millicn (2022 £1.0 millicn) for misstatements related to Underlying Profit within the financia! statements, as
well as misstatements below that amount that, in cur view, warranted reporting for gualitative reasons

Conclusions relating to going concern

QOur evaluation of the directors” assessment of the group’s and the company's ability to continue to adopt the going concern
basis of accounting included:

~ Corroborated key assumptions {e.g. liquidity 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 pertermance in tha second half of the year;

- tUnderstood and assessed the appropriateness of the key assumptions used both in the basa case and in the severe
but plausible downside scenario. including assessing whether we considered the downside sensitivitias to be
appropriately severe;
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- Tested the integrity of the underlying formulas and calculations within the going concern and cash flow models,

- Considered the appropriatencss of the miligating actions available to management in the event of the downside scenario
materialising. Specifically, we focused on whether these actions are within the Group's control and are achievable; and

- Reviewed the disclosures provided relating to the going concern basis of preparation and foynd that these provided an
explanation of the directors’ assessment that was consistent with the evidence we obtained.

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions that,
individually or collectively, may cast significant doubt on the group’s and the company’s ability to continue as a going concern
for a period of at least twelve months from when the financial statements are authorised 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 to the group's ang
the company’s ability te continue as a going concern.

In relation to the directors’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material
to add or draw attention to in relation to the directors’ statement in the financial statements about whether the directors
considered it appropriate to adopt the going concern basis of accounting.

Our respensibilities and the responsibilities of the directors with respect to going concern are described in the relevant
sections of this report.

Reporting on other information

The cther information comprises all of the information in the Annual Report other than the financial statements and our
auditors’ report thereon. The directors are responsible for the other information. Qur 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 ctherwise
explicitly stated in this report, any form of assurance thereon.

In connection with our audit of the financial staterments, our responsikility is to read the other information and, in doing so,
consider whether the other information is materially inconsistent with the financial statements or our knowledge ebtained in
the audit, or otherwise appears to be materially misstated. If we identify an apparent material inconsistency or material
misstatement, we are required to perform procedures to conclude whether there is 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 a material misstatement of this other information, we are required to report that fact. We have nothing to report
based on these responsibilities,

With respect to the Strategic Report and Directors’ Report and additional disclosures, we also considered whether the
disclosures required by the UK Companies Act 2006 have been included.

Based on cur work undertaken in the course of the audit, the Companies Act 2006 requires us also to report certain opinions
and matters as described below.

Strategic Report and Directors’ Report and additional disclosures

In our opinion, based on the work undertaken in the course of the audit, the information given in the Strategic 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 environment obtained in the course of the
audit, we did not identify any material misstatements in the Strategic Report and Directors’ Report and additional disclosures.

Rirectors’ 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 reguire us to review the directors’ statements in relation to going concern, longer-term visbility 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 matarially consistent with the financial statements and our knowledge obtained during the audit, and
we have nothing material to add or draw attention to in relation to:

- The directors’ confirmation that they have carried out a robust assessment of the emerging and principal risks;

- The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging
risks and an explanation of how these are being managed or mitigated;

- The directors’ statement in the financial statements about whether they considered it appropriate to adopt the going
concern basis of accounting in preparing them, and their identification of any material uncertainties to the group’s and
company’s ability to continue to do so over a period of at ieast twelve months from the date of approval of the financiat
statements;
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INDEPENDENT AUDITORS' REPORT continued

The directors’ explanation as to their assessment of the group’s and company’s prospects, the period this assessment
covers and why the period is appropriate; and

The directors’ statement as to whether they have a reasonable expectation that the company will be able to continue in
operation and meet its liabilities as they fall due over the period of its assessment, including any related disclosures drawing
attention Lo any necessary qualifications or assumptions

Our review of the directors’ statement regarding the longer-term viability of the group and company was substantially less in
scope than an audit and only consisted of making inquiries and censidering the directors’ process supparting thelr statement;
checking that the statement is in alignment with the relevant provisions of the UK Cerperate Governance Code; and
considering whaether the statement is consistent with the financial statements and our knowledge and understanding of the
group and company and their environment cbtained in the course of the audit.

In addition, based on the work undertaken as part of our audit, we have conciuded that each of the following elements of the
corporate governance statement is materially consistent with the financial statements and cur knowledge obtained during
the audit:

~ The directors’ statement that they consider the Annual Report, 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 review of effectiveness of risk management and internal control
systems,; and

- The saction 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 disciose a departure from a relevant provision of the Code specified under the
Listing Rules for review by the auditors.

Responsibilitias for the financial statements and the audit

Responsibilities of the directors for the financial statements

As explained more fully in the Directors’ Responsibilities Statement, the directors are responsible for the preparation of the
financial statements in accordance with the applicable framework and for being satisfied that they give a true and fair view.
The directors are also responsible for such internal control as they determine is necassary to enable the preparation of
financial statements that are free from material misstatement, whether due ta fraud or arror.

In preparing the financial statemants, the directors are responsible for assessing the group’s and the company's ability te
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 liguidate the group or the company or to cease operations, or have no realistic
alternative but to do so.

Auditors’ responsibilities for the audit of the financiai statements

Our cbjectives are ta 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’ repart that includes aur opinfon. Reasonable assurance
is a high level of agsurance, but is not a guarantee that an audit conducted in accardance with ISAs (UK) will always detect a
material misstatement when it exists. Misstatements can arise from fraud or error and are considered material if, individually or

in the aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

Irregularities, including fraud, are instancas of non-compliance with laws and regulations. We design precedures in line with
our responsibilities, outlined above, to detect material misstataments in respect of irregularities, including fraud. The extent to
which our procedures are capable of detecting irregularities, including fraud, is detailed below.

Basad 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 M58 of the Corporation Tax Act
2010 ang the UK regulatary principles, such as those governed by the Financial Conduct Autharity, and we cansidered the
extent to which non-compliance might have a material effect on the financial statements We alsa considered those laws and
regulations that have a direct impact on the financial statements such as the Companies Act 2006, We evaluated
management's incentives and appartunities for fraudutent manipulation of the financia! statements {including the risk of
averride of controls), and determined that the principal risks were related to posting inappropriate journal entries to increase
revenue, management bias in accounting estimates and judgemental areas of the financial statements such as the valuation of
investment and development properties and the expected credit 10ss pravisions in respect of tenant debtaors and incentives
(see related key audit matters above). Audit proceadures parformed 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 internat audit;

- Understanding of management's internal controls designed to prevent and detect irregulanties,

- Reviewing the group’s litigation regisier in so far as it related to non-compliance with laws and regulations and fraud,

- Reviewing relevant meeting minutes, including those of the Risk Committee and the Audit Committee;

- Review of tax comphance with the involvement of our tax specialists in the audit;

- Designing audit procedures to incorporate unpredictabihity around the nature. timing or extent of our testing.
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- Challenging assumptions and judgements made by managament in their significant areas of estimaticon including
procedures relating te the valuation of investment properties and the expected credit loss provisions in respect of tenant
debtors and incentives as described in the related key audit matters above; and

- ldentifying and testing journal entries, in particular any journal entries posted with unusual account combinations, posted by
unexpeacted users and posted on unexpected days.

There are inherent Hmitations in the audit procedures described above. We are less likely to become aware of instances of
non-compliance with laws and regulaticns that are not closely related to events and transactions refiected in the financial
statements. Also, the risk of not detecting a material misstatement due to fraud is higher than the risk of nct detecting one
resulting from error, as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations,
or through collusion.

Our audit testing might include testing complete populations of certain transactions and balances, possibly using data
auditing technigues. However, it typically involves selecting a limited number of items for testing, rather than testing complete
populations. We will often seek tn target particular items for tesling baesed on their size or risk characteristics. In other cases,
we will use audit sampling to enable us to draw a conclusion about the population from which the sample is selected.

A further description of our responsibilities for the audit of the financial statements is located on the FRC’s website at:
www. frc.org.uk/auditorsresponsibilities. This description forms part of our auditors’ report.

Use of this report

This 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
came save where expressly agreed by our prior consant in writing.

Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are required tc report to you if, in our epinion:

- we have not obtained all the information and explanations we require for our audit; or

- adequate accounting records have not been kept by the company, or returns adeguate for cur 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 receords 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 membaers 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 requiraed by the Financial Conduct Authority Disclosure Guidance and Transparency Rule 4.114R, 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 (CESEF RTS'). This auditors’
report provides no assurance over whether the annual financial report will be prepared using the single electronic format
specified in the ESEF RTS.

Sandra Dowling (Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
Londen

16 May 2023
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FINANCIAL STATEMENTS

Consolidated Income Statement

For the year ended 31 March 2023

Underlying®
e o m e e ol el Nee Em.
Revenue 3 418
Costs® 3 (87
- 71
Joint ventures (see also below)* 7 92
Administrative expeonses (88)
Valuation movement 4 -
(Loss) profit on disposal of investment properties and
revaluation of investrments -
Net financing income
financing inceme [} 2
financing charges 6 (82)
o — el _ _. (80)
(Loss) profit on ordinary activities before taxation 265
Taxabon 7T
(Loss) profit for the year after taxation 264
Attributable to non-controlling interests o 1
Attributable to sharehalders of the Company L 263
Earnings per share:
basic 2
diluted 2

All results derive from continuing operations.

Underlying®
— .Em..

MNote
Results of joint ventures accounted for using the o
equity method
Underlying Profit 92
valuation movement® 4 -
Capital financing mcome (charges) -
Taxalion 7. Lz
D 52

. 202

Capital
and other

_Em

{559)

(798}
(30}

: 1]

— )
1385
3]

. (30D

2023
Capital
and other

(567)
-]

" (859)

,,Em,,

The British Land Company PLC 00621920

90
62
28
(1,034)
(&)

039

W

(112.0)p
(2.0

Total

92
(567)
8

T (467)

Restated'
- 2022
Laperal
Underly ng’ and othar
o Emo o L Em
432 (20)
ST S A
308 29
84 163
(88) -
- 475
- 45
- 67
G5 O
(55) 80
249 714
R €
83 72
. > -
B
Restated’
. 2022
. Cap'ta
Lnger'ying: ang athor
o Em _Em_
84 -
- 67
- 4
84 163

@

Total
£m

iy

033
279
247
88
475

45

84
167
4

247

[ENN N g

£9m (2021/22: £2rn credity This is disclosed in Further detail in Nete 10 and Note 13,

»

disclosed in further detail in Note 11

o

the roalisation of gain on disposal of assets into joint ventures of £nil (2021722 £52m), disclosed In further detail in Note 1
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Priar year comparatives have been restated for a change in accounting policy in respect of rental concessions Refer to Note 1for further information
. See definition in Note 2 and a reconcifiation between Underlying Profit and IFRS profit in Note Z1.
. Included within 'Costs’ is a credit ralating to provisions for impairment of tenant debtors, accrued income and tenant incantives and contracted rent increases of

Included within Joint ventures' is a charge relating to grovision for impairment of equity investments and loans to joint ventures of £237m (2021/22 £22m),

. Inciuded within the "Valuation movemant’ debit of £557m (2021/22' credit of £167m) is a net valuation movermnent debit of E557m (2021/27: credit of £115m) and



Consolidated Statement of Comprehensive Income

For the year ended 31 March 2023

(Loss) profit for the year after taxation
Other comprehensive income (expense):

items that may be reclassified subsequently to profit or loss:

Gains on cash flow hedges
- Joint ventures

Reclassification of foreign exchange differences on disposal of subsidiary net investment to the

mcome statement

Other comprehensive inco

Total comprehensive Eéxpense) income for the year
Attributable to non-controliing interests
Altributable to shareholders of the Company

income (expense) for the year

Tne Britisn L and Company PLC 00R21920

Restated’

2023 2022

£m £m

1,039) 965
.- 1
| !

- 12)
e
(1,029) 954

m 2

(1,028) 952

1. Pricr year comparatives have bioen restated for a change in accounting policy in respect of rental corcessions. Refer to Note 1 for further information.
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FINANCIAL STATEMENTS continued

Consolidated Balance Sheet

As at 31 March 2023

The Batish Lena Cempany AL C 00621820

Restatad
2023 2022
Mot £m £m
ASSETS
Non-current assets
Investment and development properties 0 5677 7032
5877 7032
Other non-current assets
Investments in joint ventures n 2,206 2,521
QOthar investments 12 58 41
Property, plant and equipment 22 27
interest rate and currency derivative assets 7 144 97
8107 2718
Current assets
Trading properties 10 22 18
Debtors 13 34 60
Corporation tax 2 2
Cash and cash equivalents 17 125 m
el . _ .~ . w3 @2
Total assets ) B B - ) 8,290 9,910
LIABILITIES
Current liabijities
Short term borrowings and overdrafis 17 (402) (1893
Creditors W (282)  (278)
(684) (467
Non-current liabilities
Debentures and feans 17 (1,865) (2,427)
Other non-current liabilities’ 15 (145) asz)
Deferred tax liabilties 16 43 -
Interast rate and currency derivative hapilities v (67} {967
(2,087 (2,675
Total liabilities _ N _ _ _ _ _ 2,765  (3142)
Net assets i B B B i 5,525 6763
EQUITY
Share capital 234 234
Share premium 1,308 1307
Merger reserve 213 23
Other reserves 15 5
Reteined earnings  __  _ . . _  3Z7a2__ asa4
Equity attributable to shareholders of the Company B 5,512 6,753
MNon-controling interests, o o o - - ) 5
Totalequity - T 5525 5768
EPRA Net Tangible Assets per share® B - B ~ 2 588p 7308

Prior year comparatives have been restated for a change in zccounting palicies in respect of rental concessions ard tenant depoesits Refer to Note 1 for further

information.
2. See footnote 2 Note 3.
3 Seedefinition in Nota 2,

,’.-('“ jén&»
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

The British Land Company PLC Q0621320

Rastated’

2023 2022

Noto Em £m
Income received from tenants 391 419
Fegs and other income recajved 47 30
Operating expenses paid to suppliers and employees (200 (201
Sale of trading properties - 8
Cash generated from operations 238 256
Interest paid {71 (62)
Corporation taxation payments - (B)
Distributions and other receivables from joint ventures no_ 73 57
Net cash inflow from operating activities 240 245
Cash flows from investing activities
Development and other capital expenditure (209) (259
Purchase of investment properties Qass) (596
Sale of investment properties 8 187
Sale of investment properties to Canada Water Joint Venture N - 290
Sale of investment properties to Paddington Central Joint Venture il 686 -
Purchase of investments sy 14>
Indirect taxes paid in respect of investing activities 4 (5
Loan repayments from joint ventures Tl 125 133
Invastment in and loans to joint ventures (148) az2n
Capital distributions from jcint ventures w_.___3 -
Net cash inflow (outflow) from investing activities 326 (385)
Cash flows from financing activities
Dividends paid 19 (213) {155)
Dividends paid te non-contralling interests [4)] )
Capital payments in respect of interest rate derivatives 2n (7
Purchase of non-controlling interests in Hercules Unit Trust - 38
Decrease in lease liabilities 4 1G]
Decraase in bank and other borrowings (637) (213)
Drawdowns on bank and other berrowings 324 483
Net cash (outflow) inflow from financing activities (552) = 680
Net increase (decrease) in ¢ash and cash equivalents 14 (80
Cash and cash equivalents at 1 April ) m 19
Cash and cash equivalents at 31 March 17 125 m
Cash and cash equivalents consists of:
Cash and short term deposits 29 74
Tenant deposits 26 37

1. Prior year comparatives have been restated for a change in accounting policy in respact of tenant deposits Refer to Note 1 for further information,
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FINANCIAL STATEMENTS continued

Consolidated Statement of Changes in Equity

For tha year ended 31 March 2023

Balanice a1 April 2023

Loss for the year after taxation
Gains on cash flow hedges - joint ventures
Other comprehensive income

Total comprehensive (expense) income for
the year

Shares issued in the year

Fair value of share and share option awards
Dividends payabie in year (23.20p per share)
Dividends payable by subsidiaries

Balance at 1 April 2021 as published

Chanée of z;ccount'mg policy in resp_ecf of rental
concessions (Note 1)

Profit for the year after taxation
Gains on cash flow hedges - joint ventures
Reclassification of foreign exchange differences
on disposal of subsidiary net investment

Other comprehensive income (expense)
Total comprehensive income (expense) for
the year . .
Fair value of share and share option awards
Purchase of the units from non-controlling
interests

Dividends payable in vear (18.96p per share)

Balance at 31 March 2022

Share
cap-ial
Em

T

234

Share
premaum
£

RE

1307

Hedging and
translat.on
reserva

JEm_

5

Tno Banish Land Company PLC 00623970

Re- Restated”
valuaron  Morger  Retaned Restated®
rosorve  resarye  CAIMINgGs Total
_ em B Em  Em
3. N3 45%4 6753
- - (1,038) (1,038)
L o
e - e
- .10 - 0,038) (1,028)
- - - 1
- - 1 1
- - (215)  (215)
3 23 3742 5512
L2 3 A4 5824
N L L
223 4%ed 5954
- - 863 63
1 - - 3
LT L0
K o - an
N - 983 982
- ~ 2 2
- - 2 2
- - 57y (57
3 213 4994 6753

Nor-  Restated’
contratng Total
interasts equity
__Em £m
T ezes

1y (1,039

- 10

- T1e

1 (1,029)
ST
- 1

- (215}

m W

- 13 5,525
59 53983
PR 1%

58 6,013

2 965

- 1

} - (2
- _ap

2 8954

- 2

40) {38)

- O57)

I N )]
15 6,768

N

1. Prior year comparatives have baen restated for a change in accounting policy in respect of rerital concessions. Refer to Note 1 for further information

2. On 5 July 202). the Group completed the acquisibion of the remalining 21.9% units of Harcules 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 nsks and rewards of ownership of Lhe 21.9% of Hercules Unik Trust on
1 Apnil 2321 and therefore, the change in ownership percentage and resulting non-controiling interasts ware reflacted at this date in the financial statements
The book value of the net assets purchased at 1 April 2021 were FA0m and consequently £40rm has been transferred from non-controdiing interests to

shareholders' aquity.
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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 loss and derivatives. The financial statements
are prepared in accordance with UK-adopted International
Accounting Standards and the applhicable legal requirements
of the Companies Act 2006 (IFRS").

in the current year the Group has adepted a number of minor
amendments to standards effective in the year issued by the
IASB, none of which have had a material impact on the Group.
These include amendments to IAS 16, IAS 37, IFRS 3 and
annual improvements to IFRS Standards 2018-2020. Several
amendments t¢ standards and interpretations have been issued
but are not yet effective for the current accounting penod.
These include amendments to 1AS 12, 1AS 1and IFRS Practice
Staternent 2. These have not yet been adopted by the Group.
The amendments listed above did not have any impact on
amounts recognised in prior years, and are not expected to
significantly affect current and future years.

in the current year the Group has adopted two Agenda
Decisions issued by the IFRS interpretations Committee, in
respect of the accounting for rental concessions granted to
tenants and tenant deposits. This has ted to a change in the
Group's accounting policies in these two respective areas.
Further details on thase changes have been disclosed later
in this Note on pages 184 1o 185.

Going concern

The financial statements are prepared on a going concern basis.
The consolidated balance sheet shows that the Group is in a
net current liability pesition, predominantly due to short term
borrowings and overdrafts of £402m. The Group has access
to £1.8bn of undrawn facilities and cash, which provides the
Directors with a reasonable expectation that the Group will be
able to meet these current liabilities as they fali due. In making
this assessment the Directors took into account forecast cash
fiows and covenant 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 also be
sufficient to cover forecast capital expenditure, property
operating costs, administrative expenseas, maturing debt and
interest over the next 12 months from the approval date of
these financial statements.

Having assessed the principal risks, the Directors believe that
the Group is well placed to manage its financing and other
business risks satisfactorily despite the uncertain economic
climate and have a reasonable expectation that the Company
and the Group have adequate resources to continue in
operation for at least 12 months from the signing date of

these financial statements. Accordingly, they believe the going
concern basis is an appropriate one. See the full assessment
of preparation on a going concern basis in the corporate
governance secticn on page 118,

The fritish Land Company PLC 00821920

Subsidiaries, joint ventures and associates

The consehidated accounts include the accounts of The British
Land Company PLC (‘British Land") and all substdiaries (entities
controlled by British Land). Contrel is assumed where British
Land is exposed, or has the rights, to variable returns from its
involvemant with investees and has the ability to affect those
returns thraugh its power over those investees.

The results of subsidiaries, joint ventures or associates acquired
or disposed of during the year are included from the effective
date of acquisition or up to the effective date of disposal.
Accounting policies of subsidiaries, joint ventures or associates
which differ from Group accounting policies are adjusted

on consolidation.

Business combinations are accounted far under the

acquisition method. Any excess of the purchase price of
business combinations over the fair value of the assets, liabilities
and contingent liabilities acquired and resulting deferred tax
thereon is recognised as goodwill. Any negative goodwill is
credited to the income statement in the pericd of acguisition.

All intra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates
are accounted for under the equity method, whereby the
consolidated balance sheet incorporates the Group's share
{investor's share) of the net assets of its joint ventures and
associates. The consolidated income statement incorporates
the Group's share of joint ventures and associate profits after
tax. Their profits include revaluation movemeants on investrment
properties. Where joint ventures and associates generate losses
after tax, these are recognised initially against the Group's
equity investment. If the Group's equity investmentis nil,

these are subsequently then recognised against other

long term interasts, principally long term loans.

Distributions and other receivables from joint ventures and
associates are classed as cash flows from operating activities,
except where they relate to a cash flow arising from a capital
transaction, such as a property or investment disposal. In this
case they are classed as cash flows from investing activities.

Properties

Properties are externally valued at the balance sheet date.
Invastment properties are recorded at valuation whereas
trading propertios are stated at the lower of cost and net
realisable value.

Any surplus or deficit arising on revaluing investment
properties is recognised n the Capital and other 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 cutgoings including
attributable develcpment parsannel costs. Interest is calculated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwisa 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 85 2
development property on practical completion.

Investment property disposals are recognised on completion.
Profits and losses arising are recagnised through the Capital
and other column of the income statement. The profit on
disposal is daetermined as the difference between the net
sales proceeds and the carrying amount of the asset at

the commencement of the accounting period plus capital
expenditure in the period Where properties are disposed into
a joint venture owned by the Group, the subsequent profit
recognised in the Capital and other column of the income
statement is imited to the extent of the unrelated party's
intarest. Any subsequent loss s recognised in the Capital

and other column of the income statement in full.

Trading properties are initially recognised at the lower of
cost and net realisable value. Trading property disposals are
recognised in line with the Group’s revenue accounting policies.

Where investment properties are appropriated to trading
properties, they are transferred at market value, If properties
held for trading are appropriated to investment properties,
they are transferred at book valua. Transfers to ar from an
investment property occur when, and only when, there is
evidence of change n use.

Whare a right-of-use asset meets the definition of investment
property under IFRS 16 ‘Leases’, the right-of-use asset will
initially be calculated as the present vaiue of minimum fease
payments under the lease and subseguentiy measured under
the fair value model, based on discounted cash flows of net
rental income earned under the lease.

The Group leases out Investment properties under cperating
leases with rents generally payable monthly or quarterly. The
Group 15 exposed to changes in the residual value of properties
at the end of current lecase agreements, and mitigates this risk
by actively managing its tenant mix in order to maximise

the weighted average lease term, minimise vacancics across
the portfolio and maximise exposure to tenants with strong
financial characteristics. The Group also grants tenant incentives
to encourage high quality tenants to remain in properties for
longer lease terms. Tenant incentives, such as rent-free periods
and cash contributions to tenant fit-out, and contracted rent
increases are recognised as part of the investment propoerty
balance. The Group calculates the expected credit loss for
tenant incentivas and contracted rent increases based on
Ifetime expected credit losses under the IFRS 9 'Financial
Instruments’ simplified approach.
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The British { and Comspany PLC 00621920

Surrender premia payable relating to investment properties are
recogaised in the income stataement. 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 other column. Surrender premia payable relating to
development properties are capitalised as a property addition
providing they are a directly attributable and necessary
davelaprment expanse.

Financial assets and liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at armortised cost and discounted as
appropriate. On intia!l recognition the Group calculates the
expected credit oss for debtors based on lifetime expected
credit losses under the tFRS 9 simplified approach.

Other investments include investments classified as amortised
cost and fnvestments classified as fair value through profit

or loss. Loans and receivables classified as amortised cost

are measured using the effective interest method, less any
impairment. interest is recognised by applying the effective
interest rate. Investrments classified as fair vaiue through profit
or loss ara initislly recorded at fair value and are subsequently
externally valued on the same basis at the balance sheet date
Any surplus or deficit arising on revaluing investments classified
as fair value through profit or loss is recognised in the Capita!
and other column of the income statemant.

The lease liability associated with investment property which is
held under a lease, is inibially calculated as the present value of
the minimum fease payments. The iease habiity 15 subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments ara made.

Oebt instruments are stated at their fair vaiue on issue, Finance
charges including premia payable on settlement or redemption
and direct 1ssue costs are spread over the period to maturity,
using the effective interest method. Exceptiona!l finance charges
incurred due to early redemption (including premia) are
recognised in the income statement when they occur.

As defined by IFRS 9, cash flow and fair value hedges are
initially recognised at fair value at the date the derivative
contracts are eptered into, and subsequently remeasured

at fair value. Changes in the fair vaiue of derivatives that

are designated and qualify as effective cash flow hedges are
recognised directly through other comprehensive income as a
movement in the hedging and translation reserve. Changes in
the fair value of derivatives that are deaignated and qualify as
effective fair value hedges are recorded in the Capital and cther
column of the income statement, along with any changes in the
fair vaiue 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 denvatives that are not in a designated
hedging relationship under IFRS $ are recorded directly in

the Capital and other column of the income statemeant. Thase
derivatives are carried at fair value on the balance sheet.

Cash eguivalents include short-term deposits that are
instruments with a maturity of less than three months, and
tenant deposits.



1 Basis of preparation, significant accounting
policies and accounting judgements continued
Revenue

Revenue comprises rental income and surrender premia,
service charge income, management and performance

fees and proceeds from the sale of trading properties.

Rental inceme and surrender premia are recognised in
decordance with (FRS 16,

For leases where a single payment is received to cover both
rent and service charge, the service charge component is
separated out and reported as service charge income.

Rental income, including fixed rental uplifts, from investrment
property leased out under an operating lease is recognised

as revenue an a straight-line basis over the iease term. Tenant
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the same straight-line basis
being an intagral part of the net consideration for the use

of the iInvestment property. Any rent adjustments based on
open market estimated rental values are recognised, based on
management estimates, from the rent review date in relation
to unsettied rent reviews. Contingent rents, being those lease
nayments that are not fixed at the inception of the lease,
including for example turnover rents, are recognised in the
period in which they are earned.

Lease modifications are defined as a change in the scope of
alease, or the consideration of a lease, that was not part of

the orignal terms and conditions of the lease. Modifications to
operating leases the Group holds as a lessar are acgounted for
from the effactive date of the modification. Modifications take
into account any prepaid or accrued lease payments relating

to the original lease as part of the lease payments for the new
lease. The ravised 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 recaivables
where prior demanded lease payments have been reduced

or waived far a specified period are accounted for as an
expected credit loss. Concessions granted to tenants for future
lease paymeants are accounted for as a lease modification.
Concessions granted to tenants which allow the deferral of
rent payments to the Group are not accounted for as lease
maodifications 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 dilapidations and non-recoverable outgoings
relating to the lease concerned.

The Group applies the five-step-model as required by IFRS 15
‘Revenue from Contracts with Customers’ in recognising is
service charge income, management and performance feas
and proceeds from the sale of trading properties.

Fre British Land Company PLC 00621920

Sorvice charge income is recognised as revenue in the period to
which it relates.

Management fees are recognised as revenue in the peried to
which they relate and relate predominantly to the provision

of asset management, property management, development
management and administration services to joint ventures.
Performance fees are recognised at the end of the performance
period when the pertormance obligations are met, the fee
amount can be estimated reliably and it is highly probable

that the fee will ba received. Performance fees are based on
property valuations compared to external benchmarks at the
end of the reporting period.

Proceeds from the sale of trading properties are recognised
when control has been transferred to the purchaser. This
generally occurs on completion. Proceeds from the sale of
trading properties are recognised as revenue in the Capital
and other column of the income statement. All other revenue
described above is recognised in the Underlying column of
the income statement.

Taxation

Current tax is based on taxable profit for the year and

is calculated using tax rates that have been enacted 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 is pravided on items that may become taxable

in the future, or which may be used to offset against taxable
profits in the future, an the temporary differences between the
carrying amounts of assets and Labilities 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 adjustrments is incorporated in the
consolidated balance sheet.

Deferred tax assets and liabilities are netted off against ¢cach
other in the consolidated balance sheet when they refate to
income taxes levied by the same tax authority on different
taxable entities which intend to either current tax assets and
liabilities on a net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees 15 determined at the date of grant and is expensed
on a straight-line basis over the vesting period, based on the
Group's estimate of shares or options that will eventualty vest.
For all schemes except the Group's Long-Term incentive Plan
and Save As You Earn schemes, the fair value of awards are
equal to the market value at grant date. For options and
performance shares granted under the Long-Term Incentive
Plan, the fair values are determined by Monte Carlc and Black-
Scholes models. A Black-Scholes model is used for the Save As
You Farn schemes.
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FINANCIAL STATEMENTS confinuec

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 llabilities are measured using the
projected unit credit method and discounted at the rate of
return of a high quaity corporate bond of equivalent term to
the scheme liabilities. The net surpius (where recoverable by
the Group) or deficit is recegnised in full in the consclidated
balance sheet. Any asset resulting from the calculation is limited
to the present value of available refunds and reductions in
future contributions to the pian. The current service cost and
gains and losses on settlement and curtailments are charged
to Underlying Profit.

Actuarial gains and losses are recoanised in full in the period in
which they occur and are presented in the consolidated
statement of comprehensive incame.

Contributions 1o the Group's defined contribuhon schemes are
expensed on the basis of the contracted annuat contribution,

Government grants

Government grants are recognised when there is reasonabls
assurance that the grant will be received and all attached
conditions will be complied with, A grant that relates to an
invastment 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
o an expense itern is recognised as income on a systematic
basis over the pericd(s) that the related costs are expensed.

Critical accounting judgements and key sources of
estimation uncertainty

In applying the Group’s accouniing policies, the Directors are
required to make critical accounting judgemants 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 professional valuers to determine the
relevant amounts. The primary source of evidence for property
valuations shouid be recent, comparable market transactions
on an arm's length basis. However, the valuation of the Group's
property portfolic is inherantly subjective, as it is based upen
valuer assumptions and estimations that form part of the key
unobservable inputs of the valuation, which may prove to

pe inaccurate. Further details on the valuers' assumptions,
estimates and associated key unobservable inputs sensitivity
disclosures, have been provided in Note 10,

Impairment provisioning of tenant debtors (ncluding accrued
income) and tenant incentives, which are presented within
investment propertes: The impact of Covid-19 gave rise to
an increase in tenant debtors due from tenants along with
highar toss rates, however these are continuing to decrease
as the impact of the pandemic recedes. Consequently, for the
yvear 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 details on the reduction of terant debstors and
associated provisions in the year.
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The key assumptions within the expected credit loss model
inciude the tenants’ credit risk rating and the related loss

rates assumed for each risk rating depending on the historical
experience collection rate and the ageing profile. Tenant

risk ratings are determined by management, taking into
consideration information available surrounding a tenant's
credit rating, financial position and historical less rates.

Tenants are ¢lassified as being in Administration or Company
voluntary Arrangements, high, medium or [ow risk based on this
information. The assiganed |oss rates for these risk categories are
reviewed at each balance sheet date and are based on historical
experience coliection rates and future expectations of collection
rates. The same key assumptions are applied in the expected
credit foss mode! 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

Other sources of estimation uncertainty that would not result
in a material movernent in the carrying amount in the next
financiai year include the valuation of interest rate derivatives,
the deterrmination of share-based payments, the actuarial
assumptions used in calculating the Group's retirement
benefit obligations and taxaticn provisions.

Critical accounting judgements

The Directors have exercised critical judgement in respect of
the joint control assessment of the Paddington Central Joint
Venture which was entered into in the year. As part of the
assessment, the Directors considered 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 agreerments, including raserved matters which
require the unanimous consent of the Partners, and the Group’s
subsequent exposure to variable returns Through this analysis,
the Directors have been able to satisfactorily conclude that the
Group has joint control over the Partnership and therefore

has accounted for the Partrership as a jomt venture using the
eguity method, in line with the Group's accounting policies

The following items are ongoing areas of accounting
judgement, however, the Directors do not consider these
accounting judgements to be critical and significant accounting
judgement has not been required for any of these items in the
current financial year,

REIT status: British L.and is a Real Estate investment Trust
('REIT and does not pay tax on its property income of gains
on property sates, provided that at least 90% of the Groug's
property Income 1s distributed as a dividend to sharehoiders,
which becomes taxable in their hands In addition, the Group
has to meet certain conditions such as ensuring the property
rental business represents more than 75% of total profits and
assets. Any potential or proposed changes to the REIT
legisiation are monitored and discussed with HMRC it s
management’s intention that the Group wili continue as a
REIT for the foreseeable future.



1 Basis of preparation, significant accounting
policies and accounting judgements continued
Accounting far joint ventures: In accordance with

{FRS 10 ‘Consclidated Financial Statements’, IFRS 11 "Joint
Arrangements’ and IFRS 12 ‘Disclosure of Interests in Other
Entities’, an assessment 1s required to determine the degree

of control or influence the Group exercises and the form of

any conftrol to gnsure that the financial statement treatinent

1s appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation to the degree
of control the Group exercises within the current or prior year.
An assessment was performed for both the Paddington Central
Joint Venture transaction that 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 Canada water Joint Venture transaction assessment, no
critical accounting judgements were applied. Group shares in
joint ventures resulting from this process are disclosed in

Note 11 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
associates. The consolidated income statement incorporates
the Group’s share of joint venture and associate profits after tax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financial statements.
Judgements made in relation to transactions include whether
an acquisition is a business combination or an asset; whether
held for sale criteriz have been met for transactions not yet
completed, accounting for transaction costs and contingent
consideration; and application of the concept of linked
accounting. Management consider each transaction separately
in order to determine the most appropriate accounting
treatment, and, when considered necessary, seek independent
advice. In this regard, management have considered the
accounting of both the Paddington Central Joint Venture
transaction in the year ended 31 March 2023 and the Canada
Water Joint Venture transaction in the year ended 31 March
2022 (see Note 17).

The British Lana Company PL.C 00621920

Consideration of climate change

in preparing the financial statements, the impact of climate
change has been considered, particularly in the context of the
Task Force on Climate-related Financial Disclosures (TCFD)
included within the Sustainability section of the Strategic
Report and the Group’s stated target of net zero carbon
erissions by 2030 under the 2030 Sustainability Strategy.
Whilst nating the Group’s commitnient Lo sustainability, there
has not been a material impact on the financial reporting
judgemaents 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 climate change is not expected to have a materiat impact
on the cash flows of the Group, including those included within
the going concern and viability assessments in the medium term.

Notwithstanding this, the following should be noted, which is
relevant to understanding the impact of climate change on the
financial statements:

- As part of the Group’s 2030 Sustainability Strategy,
under which the Group's Transition Vehicle commits the
expenditure of £60 per tonne of embodied carbon within
developments, the Group committed £5m in the year to 31
March 2023 (2021/22: £16m), with £5m in the year to 31 March
2023 (2021/22. £1m) spent to mitigate the impact of climate
change on the standing portfolio, such as electrification of
buildings, improved insulation and LED hghts. As at 31 March
2023, £15m remained committed to future mitigation capital
expenditure (2021722 £15m) (see Note 22 for further details).

- As part of the valuation process, the Group has discussed
the impact of sustainability and Environmental, Social and
Governance factors with the external valuars who value the
investment and development properties of the Group. The
ohysical climate and transitional risk analysis conducted by
the Group has been shared with, and discussed with, the
valuers as part of the six-maonthly valuation process
(see Note 10 for further details). As such, the impact of
sustainability and Envirocnmental, Social and Governance
factors i1s considered as part of the valuation process, to the
extent possible market participants would, and is included
within the derved valuation as at the balance sheet date.
The Group ensures that to the fullest extent possible, the
four valuers are materially consistent in their application of
the consideration of these factors on the property valuations.

- The Group has purchased carbon credits in the year to offset
the embodied carbon impact of developmaents - making
our develppments carbon neutral. The costs of purchasing
these credits were capitalised as part of the cost of the
development. The cost of purchasing these credits was
£1m for the year ended 31 March 2023 (2021/22: £nil).
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting policies and accounting judgements continued
Change in accounting policies

Rental concessicns

in Cctober 2022, the IFRS interpretations Committee (IFRIC) 1ssued an Agenda Decision in refation to Lessor Forgiveness of Lease
Payments (IFRS 9 and IFRS 18), giving clarification an 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 rental debtors past their due date would fall under the scope of expected
cradit losses within 1FRS 9. As such, the expectad credit loss would be reflected in the iIncome statement as part of the
deracognition 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-19), as a lease madification under IFRS 16, recognising the concession granted on a straight-fine
basis over the lease term.

Following the Agenda Decision, the Group has retrospectively applied the accounting clarification ta 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 concessions were granted in preceding financial years.,

As part of considering the Agenda Decision, the Group has reassessed the position of the tenant incentive pravision on the
consolidated balance sheet. Praviously, this balance was accounted for as part of debtors. However, following the Agenda Decision,
the Group has chasen to retrospectively represent the tenant incentive provision within investment property, as part of the overall
cancession agccounting reassessment, As the assoctated concession tenant incentive provision was previously accounted for as part
of debtors as opposed to investmont prapearty, 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 prefit on ordinary activities before taxation increases by €5m from £858m to £363m
Within the consolidated income statement, the restaiement has resulted in a change to the following balances:

- Gross rental income;

- Prowvisions for impairment of trade debtors and accrued income;

- Provisions for impairment of tenant incentives and contracted rent increases;
- Valuation movement; and

- Joint venture result.

In respect of the consolidated balance sheet, the restatement has resuited in the opening net assets of the Group as at 1 Apnl 2021
mncreasing by £20m 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. Withun the consclidated balance sheet, the resiatement has resulied in
a2 change to the foliowing balances:

- Tenant incentive movernent and revaluation within investment property,;
- Debtors, and

- Net investrnent in joint ventures

The quantitative impact on each balance has been outhned on the following page.

Tenant deposits

In Apnt 2022, the IFRIC issued an Agenda Decision In relaticn to Demand Deposits with Contractual Restrictions in Use, clarifying
that deposits of this natura meet the definition of cash and cash aquivalents under lAS 7 "Statement of Cash Flows' and should be
disclosed as Tenant deposits within cash and cash eguivalents. For the year ended 31 March 2022, the Group recognised £4m of
rental deposits within debtors and dentifiad a further £33m of service charge deposits not previcusly recognised on the Group's
consolidated balance sheet, as both meeting the amended definition of 2 demand deposit. The service charge deposits wers
praviously not recognised on the consolidated balance sheet due to contractual restrictions on the use of these deposits. The
Group has amended its accounting pohcy accordingly and will recognise these balances on the consolidated balance sheet as
part of cash and cash eguivalents, with a restatement to the 31 March 2022 prior year comparative of £37m.

As part of this reassessment, the Group will also recognisea service charge income and expense refated cash flows within the
consolidated statement of cash flows, within the income received from tenants and operating expenses paid to suppiiers and
employees of £6Im raspechively, with a restatement to the year ended 31 March 2022 pnior year comparative.
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1 Basis of preparation, significant accounting policies and accounting judgements continued

Opon.ng haiance Rental Tanant i
3} March 2022 rastatement for concessions deposits 31 March 2022
Published  rental concess ons Rostatement Restaterrent Resated
. o e ; _Em Lo Emo Em_ | _ _Em £
Consolidated income statement {extract)
Revenue 410 - 2 - 412
Costs 129) - (4 - (133
Joint ventures 244 - 3 - 247
Valuation movement 471 - 4 - 475
Profit on ordinary activities before taxation 958 - 5 - 963
Consolidated balance sheet (extract) T B
Investments in joint venfures 2,511 7 3 - 2,521
Debtors 39 23 2 (4) 60
Cash and cash equivalents 74 - - 37 M
Creditors (245) - - (33) (278)
Retained earnings 4,859 30 S - 4,994
Net assets 6,733 30 5 - 6,768
Consolidated statement of cash flows (extract) S T T T
income received from tenants 358 - - 61 419
Operating expenses paid to suppliers and employaes 140) - - (&M (201
Cash and cash equivalents at 1 April 154 - - 37 191
Cash and ¢cash aquivalents at 31 March 74 - - 37 m
Cash and cash equivalents consist of:
Tonant deposits - - - 37 37
Performance measures (Note 2) o o T T
Underlying Profit (Table A) 251 - 4) - 247
EPRA Net Tangible Assets &7 _ . 0 5 .l 6806
e T ST ST pence o 7&)2[:?7 pelfﬂf,i_ ﬁCT\CC
Underlying diluted earnings per share S . 0.4y - 270
EPRA Net Tangible Assets per share 4 (4] - 730

2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying 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 is calculated using EPRA earnings, which is the IFRS profit after taxation attributable to shareholders of the
Company excluding investment and development property revaluations, gains/losses on investing and trading property disposals,
changes in the fair value of 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 Note 73, with the dilutive
measure being the primary disclosure measure used. Underiying Profit is the pre-tax EPRA earnings measure, with additicnal
Company adjustments for items which are considered to be unusual and/or significant by virtue of their size and nature. No
Company adjustments were made in the current 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 calculation of Underlying
Profit (see Note 3 and Note 6, respectively, for further details). There was no tax effect of these Company adjusted items.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

2 Performance measures continued

Raostatea

2023 2022
- " Relavant - - - "Relevant B
Relevant number Earnings Relevant nurrber garnngs

. earnings of shares per share cariings of shares per share
Earnings per share £m mitlion pence £m pelon pence
Underlying
Underlying basic 263 927 28.4 251 927 271
Underlying dijuted 263 930 283 28] 930 270
EPRA o - o
EPRA hasic 263 927 28.4 234 927 2573
EPRA diluted _ I _ _ 263 830 283 234 = 8930 252
IFRS T
Basic (1,038) 9Z7 (112.0) 963 q27 1038
Diluted {1,038) 927 (12.0) 963 230 103.5

1. Priar year comparatives have been restated for a change in accounting palicy in respect of rantal conmeessions. Refer to Naote 1 for further information.

Net asset value

The Group measures financiat position with reference to EPRA Net Tangible Assets (NTA), Net Reinvestment Value (NRV) and
Net Disposal Value (NDV). The net assets anc 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 reievant number of shares for each performance
measure, is shown within the supplementary disclosures (Tabie B). EPRA NTA is a measure that is bazed on IFRS net assets
excluding the mark-to-market on dervatives and related debt adjustments, the carrying vaiue of intangibies, as well as deferred
taxation on property and derjvative valuations. The metric includes the valuation surplus on trading properties and s adjusted for
the dilutive impact of share options.

Restated
ez _ I =T —
- Relevant  Net asset 2elevent ‘et assct
Relevant numbar value par Reievant numbter VaiLg per
nat assets of shares share net assets of shares share
Net asset value per share £m million pance £m miien pence
EPRA
EPRA NTA 5,487 933 588 6.806 932 730
ERPRA NRV 6,029 933 646 7438 932 798
EERA, N.Q,V - o - _ o _ _ 57,76578 ______ 933 N §Qﬁy - 6577 932 706
IFRS
Basic 5,525 827 596 6768 Q27 720
Diluted 5,525 913 592 6,768 922 726
1. Priar year comparatives have been restated for a change in accounting policies in respect of rantat concessions and tenant deposits. Refer to Note 1 for
further information.
Total accounting return
The Group also measures financial performance with reference to total accounting return. This is calculated as the movement in
EPRA NTA per share and dividend paid in the year as a percentage of the EPRA NTA per share at the start of the year.
o T T T T T T T resane o
R —_ . - . -
Movement in Movermen: -n
NTA per Dividend per Total NTA per Disstend per Tetal
share share paid accounting share share pad accouhi ng
pence pence retarn ponce pence Toturn
Total accounting return {142) 232 {16.3%) 78 1696 14.6%

1 Prier year comparatives nave been restated for 2 change In accounting poucias In respect of rental concessions and tenant desosits Refer to Mote | for
furthar infarmation
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3 Revenue and costs

Restated
02x .o —
Capltal Capital
Underlying and other Total Undurlying 3na other Total
. £m £m &M Erm o fm £m
Rent receivable D ""3%06 - 306 332 - 332
Spreading of tenant incentives and contracted rent increases - 15 7 - 7
_ T k2 (28
- - 32 30 @ M
S - - - 9 g
Service charge income - 59 &2 - 62
Management and performance fees (from joint ventures) - 13 9 - 9
Other lees and commissions - 242 .=
Revenue ' o - _48 4w 20y __ 412
Trading property cost of sales - - - - (9 (9)
Service charge expenses (50) - (50) (55) - (55)
Property operating expenses (37) - (37N (54) - (54)
Release (provisions) for impairment of trade debtors and
accrued income 1 - n (O] - @)
(Provisions) release for impairment of tenant incentives and
contracted rent increases 2) - (2 3 - 3
Other fees and commissions expenses S (9 - aO® an.oo - an
Costs o 97 - (9D 20 (@ (133)
T T 321 - 321 308 29 279

Prior year comparatives have been restated for a change in accounting paolicy in respect of rental concessicns. Refer to Note 1 for further information.

in the prior year, on 31 August 2021, the Group undertook a leasing transaction with two unrelated parties in relation to one of its investment properties.

The transaction was commercially beneficial and resulted 1n an overall increase in the net assets of the Group. It involved 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 neutral. In line with the requirements of IFRS 16, and due to the unrelated parties in the transaction, the Group
is required to account for the elements of the transaction separately. and as such an associated £29m surrender premium payment was recogrised in full
through tha income staternent in the year. Owing to the unusuat and significant size and nature of the payment and inline with the Group’s accounting polictes
the payment has been included within the Capital and other column of the income statement. The premium recognised as deferred incoma on the balance
sheeat as at 31 March 2023 within other non-current habilities was £25m (2021/22 £27m) {see Note 15).

Ny —

The cash elerment 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 security interest was £238m (2021/22: E232m). Property operating
expenses relating to investment propertios that did not generate any rental income were £nil (2021/22: £nil). Contingent rents

of £9m (2021/22: £6m) that contain a variable lease payment were recognised in the year.

Further detail on the provision for impairment of trade debtors, accrued mcome, tenant incentives and contracted rent increases is
disclosed in Note 10 ang Note 13.

4 Valuation movements on property

Restated'
2023 2022
e e e e B Em
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 restated for a change in accounting policy in respact of rental concessions Refer to Note 1for further information.
2. Comprises net valuation movement debit of £567m (2021/22: credit of ENISm) and realisation of gain an disposal of assets into Joint ventures of £nil (2021/22:
credit of £52m), disclosed in further detail in Note 1
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FINANCIAL STATEMENTS continucd

Notes to the Accounts continued

5 Auditors’ remuneration
PricewaterhouseCoopers LLP

2023
— el e e e e e — £m
Fees payable to the Company’s auditor for the audit of the Company's annual accounts and consolidated
financial statements 0.5
Fees payable to the Company’ 02
Totalauditfees _ _ - R 0.7
Audit-relateg assurance services B . 02
Total audit and audit-refated assurance services ) ) : o - o - 0.9
Other fees o T -
Other services - o L o o -
Total - 0.9
6 Net financing income
- . 0 7 - - - - o o - 2023
_— m— [ — _— —_— — — — - —_ - — - — N — JE— £m
Underlying
Financing charges
Facilities and overdrafts {28}
Derivatives 28
Other loans a2
Obligations under head leases &)
(73)
Development interest capitalised 13
(62)
Financing income
Deposits, securities and liquid investments 2
2
Net tinancing charges ~ Underlying _ ) - . - — _ L60)
Capital and other o o - _'
Financing charges
Valuation movement on fair value hedge accounted derivatives' -
Valuation movement on fair value hedge accounted debt’ -
Valuation movement on non-hedge accounted derivatives -
Financing income
Valuation movements on translation of foreign currency debt and investments 1
valuation movement an fair value hedge accounted derivatives' 27
Valuation movement on fair value hedge accounted debt’ 33
Raclassification of foreign exchange differences on disposal of subsidiary net investment from equi5y2 -
Valuation movement on non-hedge accounted derivatives 8
L . L . . 88
Net financing income - Capitaland other _ _ , o _ .88
Net financing income - - - B i
Total financing income 90
Total financing charges L - - - -  (62)
Net financing income 28

20
29
(68}

(3
(62)

(53)

(67)
&1
m
(7)

67
&2
5

1 The difference between valuation movement on designated fair value hedge accounted dervatives (nedging nstruments) ard tha valuation movemaent on farr
=

value hedge accounted debt (hedged item) represents hedge ineffect veness for the year of a credit of £6m (2021/22: a debit of £6m)

2 Enll (2021/22. £12m) nas been reclassified from the hedging and trarslation reserve to the \ncorme statement, relating to cumulative foreign exchange gains on

dispazal of the net investment in 8 farergn sunsidiary

Interest payable on unsecured bank loans and related interest rate derivatives was £16m (2021/22: £13m) Interest on development
expenditure is capitalised at the Group's weighted average interest rate of 2.9% (2021/22. 2.4%) The weighted average interest rate

on a proportionately consolidated basis at 31 March 2023 was 3.5% (2021/22 2.9%)

188 British Land Annual Report and Accounts 2023



7 Taxation

Taxation (expense) income
Current taxation

Underlying Profit

Current period UK corperation taxation (2022/23: 18%; 2021/22: 19%)
Underlying Profit adjustments 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 adustments 1n respect of prior periods

Total current Capital and other profit taxation income {expense)

Total current taxation (expense) inceme
Deferred taxation on revaluation of derivatives

G}oup total taxation (expense) income
Attributable to joint ventures®

Ip_t_ell_taz_a_t_i_qg (expense) income
Taxation reconciliation

{Loss) profit on ordinary activities before taxation

Less: Loss (profit) attributable te joint ventures

Group (loss) profit on ordinary activities before taxation

Taxation on loss {(profit) on ordinary activities at UK carporation taxation rate of 19% (2021/22: 18%)
Effects of

- REIT exemnpt income and (losses) gains

- Taxation [osses

- Deferred taxation con revaluation of derivatives

- Adjugcrnents in respect of prior years

Group total taxation (expense} income

The British Land Company PLC 00621920

Rostated’

2023 2022

- Em _ _Em
(3] (23

. €

m_ 4

- - @

_ - &

m 2

. L. S
(5) 2

o s __ 2
(1,034} 963

_..a87 (@247
_...sen 75

108 (136)

(125) 126

15 9

(4) -

N L 3
(5) 2

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. Current taxation expense of Enil €2021/22. £nif) and a deferrad Laxation expense of £nil (2021/22: Enil) arose on profits attributable to joint ventures,

Taxation expense attributable to Underlying Profit for the vear ended 31 March 2023 was £1m (2021/22; £4m income). Taxation
expense attributable to Capital and other profit was £nil (2021/22: £2m expense). Corporation tax receivable as at 31 March 2023

was £2m (2021/22: £3m receivable) as shown on the consolidated balance sheet. Deferred taxation
derivatives attributable to Capital and cther profit was £4m (2021/22: £nil).

axpense on the revaluation of

A REIT is required ta pay Property Income Distributions (PIDs) of at least 90% of the taxable profits from its UK property rental

pusiness within 12 months of the end of each accounting period.
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Notes to the Accounts continued

8 Staff costs

2023 2022

Staff costs (including Directorsy O, Em _ _Em
wages and salaries ’ T 62 592
Sociat security costs 8 8
Pension costs 5 5
Equity-settled share-based payments I . . S
) o 82 79

The average monthly numbear 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 thewr costs recharged to tenants, was 647
(2021/22. 636)

For the year ended 31 March 2023, the average monthly number of employees of the Company within each category of persons
employed was as follows: Campuses’ 39; Retail & Fulfilment: 33; Developments: 38, Storcy 7; Support Functions: 239 The average
monthly number of emplovees of the Group within each category of persons employed was as follows: Campuses: 39, Retall &
Fulfilment: 33; Developments: 38; Storey: 7. Support Functions' 23%; Property Management 291

For the year endead 31 March 2022, the average monthly number of employees of the Company within each eategory of persons
employed was a follows: Campuses: 36; Retaii & Fulfilment: 29; Developments: 41; Starey: 9; Support Functions: 229. The average
monthly number of employees of the Group within each category of persons employed was as follows. Campuses 36; Retail &
Fulfilment: 29; Developments: 41, Storey: 9 Support Functions: 229, Property Management: 292,

The Executive Directors and Non-Executive Directors are the key management personnel. Their emotuments are disclosed in the
Remuneration Report on pages 141 to 159,

Staff costs
The Group’'s eguity-settled share-based payments comprise the following:

Scheme Fair value measure -
Long-Term incentive Plan (LTIP) Monte Carlo mode! simulation and Biack-Scholes option valuation models
Restricted Share Plan (RSF) Market value at grant date

Save As You Earn schemes (SAYE) Black-Scholes option valuation modei

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 targeis and service periods, which are discussed in further detail
in the Remuneration Report.

During the year and the prior year the Group granted perfarmance shares under its Long-Term Incentive Plan scheme. Parformance
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 £SG measures (see Directors’ Remuneration Report
for detads). For non-market-based performance condlitions, the Group uses a Black-Scholes option valuation method to obtain fair
values. For market-based performance conditions, 3 Monte Carle model is used as this provides a more accurate fair value for these
paerformance conditions. The key inputs used to obtain fair values for LTIP awards are shown bélow

" 19 guly 2027 T 224ume 2021 T T2 Augusi 2021 1Soptember 2071
Awards with Awards with Awaras with Awards w 1h Awards with Awards weih

hoiding no holding no'c ng ng howing hoic eg no noEing
[P . e . .. . _peried _ _ peried  perod  _ pered  _ _ pergo _ Perod
Share price £4.N £4.1M £517 £517 £5 20 £5.42
Exercise price £0.00 £0.00 £3.00 £0.00 £0.00 £0.00
Expacted volatility I7.5% 37.5% 36.6% 36.6% 37.0% 37.4%
Expected term {years) 3 3 3 3 3 3
Dividend vield 0.0% 0.0% 00% 0.0% 0.0% 0.0%
Risk frae interest rate 2.0% 2.0% 02% 0.2% 0% Q2%
Fair value - TSR Tranche FTSE 350 - - £2.36 £2.88 £275 €279
Fair value - TSR Tranche FTSE 100 - - £2.42 £2.95 £2 07 £320
Fair vajue - TPR and TAR Tranches £381 £4.71 £4.24 £5.17 £4.26 £542
Fair value - ESG Tranche £3.81 E4.7 - - - -

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 principa! defined benefit pension scheme in the Group.
The assets of the scheme are held in a trustee-administered fund and kept separate from those of the Company. It is not contracted
out of SERPS (State Earnings-Related Pension Scheme), it is not planned to admit new employees to the scheme and the scheme
closed to future accrual effective 1 September 2020.

The Group has two other small defined banefit 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: £5rm), all of which relates to defined contribution plans.

The last full actuanal valuation of the scheme was performed by the scherme actuary, First Actuarial LLP, as at 31 March 2021. The
employer does not expect to make any payments during the year to 31 March 2024. The major assumptions used for the actuarial
valuation were:

2023 2022 200 2020 2018

F SR e %pa _ _%pa  %R3 %ipa_ __ _ %pa
Discount rate S 4.7 27 2.0 2.3 24
Salary inflation - - - 39 4.8
Pepsions increase 34 3.7 34 25 33
Price inflation 3.5 39 3.5 25 3.4

The assumptions are that a 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. Far 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 anc for a further 31.2 years after retirement if they are female.

Composition of scheme assets

2023 2022
R N R . Em o Em
Equities T R 25 77
Diversified growth funds 4 20
Otherasgets S 88
Total scheme assets T ST o W7 178

97% of the scheme assets are quoted in an active market. All unquoted scheme assets sit within eguities.

The amount included in the balance sheet arising from the Group's obligations in respect of its defined benefit schemes is as follows:

2023 2022 7 zem T 20200 201
. = . £ £m £m . £m £€m
Present value of defined scherme obligations (87) (125) (152) (130 (147
Fair value of scheme assets 1z 178 178 161 160
lrrecoverable surprlus1 . (30) (<3 28 (3% _ 03

Amount recognised on the balance sheet - - - - -

1. The net defined benefit asset must be measured at the lower of the surplus in the defined benefit schemes and the asset ceiling. The asset ceiling 15 the present
value of any economic benefits avatable in the form of refunds from the schemes or reductions to future contributions to the schemes The asset ceifing of the
Group's defined benefit schemes is £nil (2021/22- £nil). therefare the surplus in the defined benefit schemes of £30m {2021/22 £53m) is irrecoverable.

The sensitivities of the defined benefit abligation in relation to the major actuanal assumptions used to measure scheme habilitics are
as follows:
"Tinerease (docrease)
dofined scheme obligations

Change in 2023 202277
Assumption S I __assumgton L Em o Em
Discount rate o S +0.5% (6) (8
Salary inflation +0.5% - -
RPI inflation +(0.5% 5 7
Assumed life expectancy +] year X 4
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9 Pensions continued
History of experience gains and losses

2023 2022 202 2020 2019
. . - _ _Emo __Em Em £m em_
Total actuarial (loss) gain recognised in the consclidated
statement of comprehensive income™ N .. > R
Percentage of present value on scheme liabilities - - (B.6%) (0.3%) 0%
1. Movements stated after adjusting for irrecoverability of any surplus.
2. Curnulative loss recognised in the statement of comprehensive income 15 £53m (2021/22: £53m)
Movements in the present value of defined benefit obligations were as follows:
T - o - o - o o o Vﬁ_ o 777 o 7 T T 202-3" 2022
o . el . R L . A . I o Em __Em
Aty Aprl o (125) (152)
Current service cost - -
Curtailment gain - -
interest cost 3 (%)
Actuatial gam (loss)
Gan (loss) from change in financial assumptions 32 15
Gain on scheme liabilities arising from éxperience - -
Benefits pad o . o - . 9 15
AtFIMarch - (87) (125)
Movements In the fair vaiue of the scheme assets were as follows.
T T . - . T T o - ) 77 T T 20.2_3!"" . 27022_
£m Em
At April 178 178
Interest income on schaeme assets 5 3
Contributions by employer - -
Actuanal doss) gain (57 12
Benefitspaid . __ . @ 5
At 31 March n7 178

Through its defined benefit plans, the Group 1s exposed to a number of risks, the mast significant of which are detailed below:

Asset volatility

The liabilities 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, aithough
expected to outperform corporate bonds in the long term, create volatility and risk in the short term. The allocation to growth assets
is monitored to ensure it rernains appropriate given the scheme’s long term objectives,

Changes in bond yields
A decrease in corporate bond yields will increase the value placed on the scheme's liabilities for accounting purposes, although this
will be partially offset by an increase in the value of the scheme’s bond holdings.

Inflation risk

The majority of the scheme's banefit obligations are inked to inflation, and higher inflation will lead to igher Labilities (although, in
most cases, caps on the lavel of inflationary increases are In place Lo protect against extrerna inflation). The majonty of the assets are
either una™ected by or only loosely correlated with inflation, mearing that anincrease in inflation wall also decrease the surplus.

Life expectancy
The majority of the scheme's obligations are to provide benefits for the life of the member, so increases in life expectancy will result
in anncrease in the liabilities.
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Property reconciliation for the year ended 31 March 2023

Retail &

The British Land Company PLC 00621920

Investment and
development

Campuses Fulfilment Developmants properties Trading
Lavel 3 Level 3 Lavel 3 Leval 3 properties Total
. B _Em ___ Em
Carrying value at 1 Aprit 2022 3,477 2,850
Additions
- property piirchases - 99 59 158 - 158
- devefopment expenditure - 6 146 152 4 156
- capitalised interest and staff costs - - 13 13 - 13
- capital expenditure on asset management initiatives 18 43 1 82 - &2
8 " Tas © 28 TEE5 4 389
Disposals T (929 5) an (945) - (945)
Raclassifications (20) (31) 51 - - -
Revaluations included in income statement (328) (339) 131 (798) - (798)
Movement in tenant incentives and contracted rent uplift
balances s 2 - 3 =3
Carrying vajue at 31 March 2023 T '2233 28 833 = 5877 22 5699
Lease liabilities (Notes 14 and 15) o 102)
Less valuation surplus on right-of-use assets® (M
Valuation surplus on trading properties S S - 7
Group property portfolio valuation at 31 March 2023 5,595
Non-controlling interests o o - o -~ a®
Group property portfolio valuation at 31 March 2023 T
attributable to shareholders 5,582

1. The £24m difference between lease liabilities of £102m and £126m per Notes 14 and 15 relates to a £24rm lease liabiiity whera the right-of-use asset is classified
as property, plant and equipment.

2. Relates to propertias held under leasing agreements. The fair value of right-of-use assets is determined by calculating the present value of net rental cash flows
ovar the term of the lease agreaments. IFRS 16 right-of-use assets are not externally vaiued, their fair values are determined by managemenl, and are therefore
not included in the Group property portfolio valuation of £5.525m above.

Additions include capital expenditure in response to climate change, in line with our Sustainability Strategy to reduce both the
embodied carbon in our developments and the operational carbon across the Group's standing property partfolio. For further
details, refer to the Sustamnability section of the Strategic Report on pages 70 to 103.

On 19 July 2022, the Group entered into a Joint Venture Agreemeant with GIC 1n relation to the majorty of the Paddington Central
Campus, resulting in the disposal of £934m of investment and development properties and £2m of property, plant and equipment
with a resulting loss in the Cagital and other column of the consolidated income statement of £19m for the year ended

31 March 2023,
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10 Property continued
Property reconciliation for the year ended 31 March 2022 (Restated")

Imvestrnent and

Row!' & deye opment Owner
Campuses Fufiimont Developments propertas Trading coeupred
ieven ¥ Leovel! 3 Leyal 3 Level 3 propsartios Level & Tata:
o [ oL _&n __ Em_ Ew_o L fmo JEmo o Emo BT
Carrying value at T April 2021 3465 2,139 722 6,326 726 Z 6,354
Additions
~- property purchases 1o 486 - 596 - - 596
- davelopment expenditure’ 64 3 124 191 - - 191
- capitalised interest and staff costs 2 - 3] 8 - - 8
- capital expenditure on asset
management initiatives 5 13 - 18 - - 8
- right-of-use assets 4 - A o - 4
185 502 130 817 - - 817
Disposals (507 Q04 - (605) 8) (2) (615)
Reciassifications 187 - a8n - - - ~
Revaluations included in income statement 26 Zi5 z4 475 - - 475
Movement in tenant incentives and contracted
rent uplift balances 2 S R 1= R |-
Carrying value at 31 March 2022 3477 2850 705 7082 8 - 7050
Lease habilities (Notes 14 and 15)° o (105)
Less valuation surplus on right-of-use assets® (D
Valuation surplus on trading properties e e o . T - . .8
Group property portfolio valuation at - S
31 March 2022 6.944
Non-controlling interests L e e e e e e e T ¢ =Y
Group property potrtfolio valuation at ' o
31 March 2022 attributable to shareholders 6,929

1 Prior year comparatives have been restated for a change in accounting policy in respect of rental concessions, This restatement has resulted in an equal and

opposite adiustment of F4m (o the 'Revaluations includad in income statement’ and ‘Movement in tenant indentves and contracted rent uplift balances' ines.
Refer to NMote 1 for further information

Development expenditure includos governmaent grants raceived for the developrment of affordabie and social nousing of £4m

The £26m difference between lsase labilities of £105m and £131m per Motaes 14 and 15 relates to a £26m Tease lability wihare the nght-of-use asset is classified as
property, plant and equipment.

Reolates to properties hield under leasing agreoments. The fair value of right-af-use assets 1s determired by calculating the present value of netrental cash flows
aver the term of the lease agreements. IFRS 16 right-of-use assets are not externally valued, their fair values are determined by maragemant, and are tharafara
not included in the Groun property portfolio valuation of £6.944m above

LR

In the prior year, the Group entered into a Joaint Venture Agreement with AustrahanSuper 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 resuiting gain in the
Camital and other column of the consolidated incorme staterment of £44m for the year ended 31 March 2022

Property valuation
The different valuation method levels are defined bejow:

Level 1: Quoted prices (unadjusted) in active markets for identical assets or liabilities.

tevel 2: Inputs other than quoted prices included within Level 1 that are abservable for the ssset or liability, either directly
(i.e. as prices) or indirectly (i.e. derived from prices).

Level 3:  Inputs for the asset or Tiability that are not based on observable market data (unobservable inputs).

These levels are specified in accordance with IFR3 13 ‘Fair Valuge Measurement'. Property valuations are inherently subjective as they
are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasons, and consistent
with EPRA’s guidance, we have classified the valuations of cur property portfolio as Level 3 as defined by IFRS 12, The inputs to the
valuations are defined as 'unobservable’ by IFRS 13. These key unobservable inputs are net equivalent yield and estimated rental
valueas for investment properties, and costs to complete for develapment properies Further analysis and sensttivity disclasures

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 valuad by external valuers on tha basis of fair value, 1n accordance with the RICS Valuation
- Global Standards 2022, published by The Royal Institution of Chartered Surveyaors,
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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 portfolio team, the Head of Real Estate, the Chief Financial Officer and the Chief Executive Officer. The valuers maet 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 responsitilities in relation to valuations can be found in the Report of the Audit Committee on pages 132 10 140.

Investment properties, excluding properties beld for development, are valued by adopting the ‘investment method’ of valuation.
This approach involves applying capitalisation yields to current and future rental streams net of incoma voids arising from vacancias
or rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable
property and leasing transactions in the market using the valuers' professional judgement and market observation. Other factors
taken into account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of ongoing developments, the approach applied is the ‘residual method’ of valuation, which is the investment methed 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 valuatian, allowing for all asscciated risks, or the investment method of valuation for the
existing asset.

The valuers of the Group's property portfolio have a working knowledge of the various ways that sustainability and Environmental,

Social and Governance factors can impact value and have considered these, and how market participants are reflecting these In
their pricing, in arriving at their Opinion of Value and resulting valuations as at the balance sheet date. These may be:

- physical risks:
- transition risks related to policy or fegislation to achieve sustainakility and Environmental, Social and Governance targets; and
- risks reflecting the views and needs of market participants.

The Group has shared recently conducted physical climate and transitional risk assessments with the valuers which they have
reviewed and taken into consideration to the extent that current market participants would.

Valuers observe, assess and monitor evidence from market activities, 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
inciude, for example, the market’s approach to capital expenditure required to maintain the utility of the asset. In the absence of
reliable benchmarking data and indices for estimating costs, specialist advice on cost management may be required which is usually
agreed with the valuer in the terms of engagernent and without which reasonable estimates/assumptions may be needed to
properly reflect market expectations in arnving at the Opinion of Value.
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10 Property continued
A breakdown of valuations split between the Group and its share of joint ventures is shown below:

a023 . ) _zov2 )
- - Joint c R i .Jow'\i -
Group vantyres Total Group VENTUres Tota!
L fmo _Em o Em &M fmo_fm
Knight Frank LLP 801 217 1,018 1,387 27 1,424
CBRE 1,492 47 1,963 1,806 448 2.354
Jones Lang LaSalle 2,972 556 3,528 3,330 638 3,968
Cushman & Wakefield 330 2,072 2,402 321 2,415 2,736
Teotal property portfolio valuation 5,585 3,316 8,9M 5,944 3538 10,482
Nori-controliing interests O3 - 13> a5y - s>
Total property portfolio valuation attributable to
shareholders’ 5,582 3,318 8,898 5,029 3,538 10,467

1 The total property portfolio valuation for joint ventures is £3,316m (2021/22: £3,538m), compared o the total investment and trading properties of £3334m
(2021/22 £3.545m) disciosed in Note 11 The £3,318m (2021/22. £3,545m) includas £23m {2021/22. £12m) of trading proparties and axcludes F18m (202/22
£19m) of headleases, bath at Group share

Fair valua at . _ E“VEE"E__ﬂ, . o Ecﬁ:_iva]entlie|q . Egst{tbgmplet{p‘i\avﬂsqﬁ_

3”‘2:;: Valuation Min Max  Average Min Max Avarage Min Max Average
Investment o . Em _ techmique £ E_FE % % % £
Campuses investrnent

2,153 methodology 9 141 58 4 r 5 - 158 28
Retad & Fulfiliment Investment

2,580 methodology 2 32 18 4 18 7 - 44 6
Developments Residual
o o _ 833 methodology 29 98 70 5 6 5 2735 1048 645
Total 5,566
Trading properties
atfarvaive .29 _ _ ] _ _ iy - _ _
Group property
portfolio valuation 5,595

Information about fair value measurements using unobservable inputs (Level 3) for the year ended 31 March 2022

Far_\{a-\-ea: . _FRVpersaft . Eguvaentye'c Vricriors;stgjomp‘g{gpqrscr:"t"7

ﬁ.M;(;;; Yawation M; Max Average Min Max  Average Min Max  Average
lnvestment L EM o mehmewe @ £ £ B % % g s
Campuses Investment

3.412 methodology 9 1592 56 3.4 6.8 4.4 - 234 24
Retall & Fulfilment investment

2,794 methodology 2 30 17 22 133 5.7 - 36 7
Developments Residual
o _ . . . 705 methodology 27 88 /5 44 45 44 714 812 393
Total 6,918
Trading properties
atfawvalue  _ _  _26 _ _ _ .- , . } o _ _ _
Group properly
portfolio valuation 5,944
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10 Property continued
Information about the impact of changes in uncbservable inputs {Level 3) on the fair value of the Group’s property
portfolio for the year ended 31 March 2023

Fairvalue at  Impact on valuatiens “Timpacton valuations  Impact on valuations

31 March 2023 +5% ERV -5% ERY -25bps NEY +25bps NEY -5% costs +5% costs

e . Em__ Em  Em Em _ Em_ _Em £m
Campuses' 2,182 80 (80) 123 (112) - -
Retail & Fulfilment 2,580 103 aon 101 (96) - -
Developments o 833 8  (90) 104 (9% 3% (N
Group property portfolio valuation 5,595 27 271} 328 (303) 36 37

1. Includes trading properties at fair value

Information about the impact of changes in unobservable inputs (Level 3) on the fair value of the Group’s property
portfolio for the year ended 31 March 2022

Fair value at Impact on valuavons  Jmpsct on valuations - Impact en vallations

31 March 2022 +5% ERY -5% ERV -25bps NEY  +25bps NEY -5% costs +5% costs

o £m £rm £m £m £rr Erj'\ . £m
Campuses’ 3,445 130 (129) 223 (199) 3 (3}
Retail & Fulfitment 2,794 ns (114) 144 Q27> 2 (23
Developments 0 52 G 8 (762 | L ¢
Group property portfolio valuation 5,944 304 {302} 452 {402 44 (43

1. Includes trading properties at fair value.
Ali other factors being equal:

- & higher equivalent yield or discount rate would lead to a decrease in the valuation of an asset;
- anincrease in the current or estimated future rental stream would have the effect of increasing the capital value; and
- an jncrease in the costs to complete would lead to a decrease in the valuation of an asset.

However, there are interralationships betwean the unobservable inputs which are partially determined by market conditions, which
would impact on these changes.

Provisions for impairment of tenant incentives and contracted rent increases

A provision of £20m (2021/22: £19m) has been made for impairment of tenant incentives and contracted rent uplift balances
{contracted rents). The charge to the income statement in relation toc write-offs and provisions for impairment for tenant INncentives
and contracted rents was £2m (2021/22; credit of £3m) (see Note 3). The Directors consider that the carrying amount of tenant
incentives is approximate to their fair value.

The tables below summarise tenant incentives and contracted rent increase balances and associated expected credit losses grouped
by credit risk ratings.

o _ 2073

Campuses Retail & Fulfi o T Totar
Temant  Nettemant  Tenant " Met tenant Tenant Net tenant

incentives'  Provision incentlves incentives'  Provision  ingentives incentives'  Pravision incentives Porcentage
Creditrisk __gm  Em o Em Em_ Em (Em  Em #m  Em  provided’
CVA"/Administration - - - - - - - - - 100%
High 2 (2) - 18 an 1 20 19 1 95%
Medium 3 - 3 9 [¢)] 8 12 (4] 1 8%
Low I 79 _ T 44 - 44 W3 - 123 0%
TotalGroup =~ B4 (2 82 o7 a8y 53 155 (20) 135 13%
Joint ventures 85 _ _ (8) 77 ¢ 13 w2 a2 80 2%
Total 169 (10) 159 B8 (22) 66 257 (32) 225 12%

1. The tenant incentives balance includes contracted rent increases.
2. Cornpany Voluntary Arrangements,
3 The percentage provided is calculated using the unrounded tenant incentive and provision balance.
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10 Property continued

Restated
. = — L — 2072 _ - _ _ _ _
.. Campuses Retal & Fu'f Iment Tota!

Tenant Nep tenan: Tanant Noet tenant Net tonant
. ncentves’  Provision ingentves incentives”  Prov's on Incentves Prov.son ncantves  Pergontage
Creditrisk = e #m_ Em B fm o fm — Em_ . Em | provded’
CVA*/Administration - - - 4 &) - 4 - 100%
High 1 M - 15 Q3) 2 (14) 2 88%
Medium 1 - 1 g h 7 Q) 1%
Low _ _ . &8 - 8 4 . . R
Total Group ) _ .8 o84 e 08 88 X asy 12%
Jontventures e & 73 2o 5y 1B e & 5%,
Total 161 (4) 157 86 (233 73 257 (27} %

i Prior year comparatives have been restated for a ¢change in accounting poficy In respect of rentaf concessions Rafer to Note 1 for furtherinformation.
2 The tenant incentives baiance includes contracted rent increases

3. Company Veluntary Arrangements

4. The percentage provided is calculated using the urrounded tenant incentive and pravision balance

The tenant incentive balance does not relate to amounts billed and therefore there is no concept of being past due. The expected
credit losses are determined in ine 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 i the loss
rates assumed for each credit risk rating would result in a £2m increase/decrease to provisions for impairment of tenant incentives
(2021/22: £2m). This sensitivity analysis has been performed on medium and high risk tenants and tenants in CVA or Administration
only as the significant estimation uncertainty is wholly related to these.

A 10% increase/decrease in the percentage share of high and low risk Retail & Fuifilment 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 thare is

less uncertainty assoctated to the assumption on Campuses tenants’ credit risk ratings. A 10% increase or decrease represents
management’s assessment of the reasonable possible change in loss rates and movernent In the percentage share of tepant
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 2023 on a
Group and on a proportionally consolidated basis

Proportionally

R o, R . R B 1 Gioup consolidated
Mavement in provisions for impairment of tenant incentives (Restated) £m £m
Provisions for impairment of tenant incentives as at 1 April 2022 19 27
Write-offs of tenant incentives [¢)] 2
Movement in provisions for impairment of tenant incentives o 2 1
Total provision movement recognised in income statement o 2 o 7
Provisions !-oﬁr'np'éimTeniroﬁeﬁéni?nceniﬂeé és_éi k1] N'i'airch 2023 o o - o o 20 B 32

1. Prior year comparatives Nave been restated for a change in accounting pohcy In raspect of rental corcessions. Refer Lo Note 1 for further informarnion,

Additional property disclosures - including covenant information

At 31 March 2023, the Group broperty portfolio valuation of £5,595m (2021/22: £6,844m) comprisas frecholds of £2,618m (2021/22-
£3,755m); virtuai frecholds of £973m (2021/22: £1171m), long leaseholds of £1,686m (2021/22: £1,782m}; and short leascholds of
£318m (2021/22: £236m). The historical cost of propertes was £4.519m (2021/22: £5.020m).

Cumulative Interest capitalised against investment, development and trading propertias amounts to £124m (2021/22: £1Mm).

Properties valued at £1,135m (2021/22' £1,266m) were subject to a security interest and other properties of non-recourse companies
amaouniad to £612m (2021/22: £649m), totalling £1,747m (2021722 £1,915m)
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10 Property continued

Included within the property valuation is £2m (2021/22: £3m) in respect of accrued centracted rental uplift income and £153m
(2021/22: £158m restated? in respect of other tenant incentives. The balance arises through the IFRS treatment of leases contaming
such arrangements, which requires the recognition of rental income on a straight-line basis over the lease term, with the difference
between this and the cash receipt changing the carrying value of the property against which revaluations are measured.

11 Joint ventures
Summary movement for the year of the investments in joint ventures

Eouty Loans  Tetal
o e e o fm _ Em
At 1April 2022 (Restatedy S - 1889 632 2,52
Additions 71 21 282
Disposals (39} 1 (38)
Share of loss on ordinary activities after taxation’ (CX18)] 57 (467)
Distributions and dividends:
- Capital - (30)
- Revenue - (72)
Hedging and exchange movements - 1

At 31 March 2023

787 2,206

1. Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits Refer to Note 1 for further
information.

2. The share of losses on ordinary activities after taxation camprises equity accountad losses of £230m and IFRS 9 impairment chargas against equity investments
and loans of £237m, ralating to Broadgate REIT Ltd (equity Impairment of £129m), MSC Property intermediate Moldings Ltd (loan impairment of £49m, equity
impairment £4m), BL CW Upper Limitad Partrership (equity impairment £23m), BL West End Offices Ltd (equity impairment of £13m), Paddington Property
Investment Limited Partnership (equity impairmant £10m), WOSC Partners Limited Partnership (loan impairment of £6m3 and LSS Joint Ventures (equity
impairment of £3m?} I actordance with IFRS 9, management has assessad the recoverability of loans to joint ventures and assessed the carrying value of
investments in joint ventures against the net assat value. Amounts dueg arg expected to be recovered by a joint venture seling its properties and investments
ard settling financial assets, nat of financial liabilities. The net asset value of a joint venture is considered to be a reasonable approximation of the avaitable
assets that could be realised to recover the amounts due and the requirement to recagnise expected credit losses. The impairments recognisad in each
joint venture are attributable to the net valuation loss recognised in the year

On 19 July 2022, the Group entered into a new Joint Venture Agreement with GIC in relation to the majority of the Paddington
Central Campus. The transaction value of the assets transferred by the Group on the formation of the joint venture at 100% was
£934m of investment and development properties and £2m of property, plant and equipment with a resulting loss in the Capital
and other column of the consolidated income statement of £19m for the year ended 31 March 2023 The Group owns 25% of this
new joint venture while GIC owns the remaning 75% stake. The Group has recognised a share of the joint venture's loss of £19m
and share of net assets less shareholder loans of £107m in relation to this new joint venture for the year ended 31 March 2023,

A critical accounting judgement has been exercised in relation to the joint control assessment of the Paddington Central Joint
Venture as further outiined in Note 1. The Group received E686m of cash consideration in relation to the sale of the investment
and development properties to the joint venture (net of transaction costs of £9m), and subseguently a further £125m through

a loan repayment from the newly formed joint venture, as a result of the joint venture obtaining external debt financing. The
Group's investment intG the Paddington Central Joint Venture is principally through a shareholder loan from the Group to the
naw joint venture

In the prior year, the Group entered into a Joint Venture Agreement with 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. Therefore the Group had recognised a share of total
comprehensive income of £46m and share of net assets less shareholder loans of £294m in relation to this new joint venture in the
prior year.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1t Joint ventures continued

The summarised income statements and balance sheets below and on the following pase show 100% of the results, assets and
liabilities of joint ventures. Where necessary, these have been restated to the Group's accounting policies.

MSC Property

Broadgate tnterrred-ate WOSC Partners L Wast Eng
R=IT Ltd Hoeidings Ltd”  L.reited Partnershp”  Offices Limited
Partners Euro Biuebel| Norges Bank Norges Bank
LLP Investment Investment
. - _ _ _ - . _ LISy | _Management  Management _Alllanz SE - e
Pi'operty sector Cny Offices Shopping Centres West End West End
_ Brosdgate = Meadowhall = Offices  Offices ]
Group share T T T T mo o T T 50% 50% ) 25% 5% B K
Summarised income statements o o o o N
revenue® -7 - T 245 79 9 28
Costs I €5 R ¢~{¢) I SO @ .
162 52 5 19
Adrminstrative expenses 4 - - _
Net interest payable (&65) (26} - 5)
Underlying Profit 96 33 5 14
MNet valuation moverment (809) (62> a7 (73
Capital financing (charges) income 5 - - -
(Loss) profit on disposal of investment properties and investments - = e - -
(Loss) profit on ordinary aclivities before taxation ) (708) {29) 12) -(59)
Taxation B _ T T _ _
(Loss) profit on ordinary activitles after taxation  — ~ ©  (708) e eS| _
Other comprehensive income oo & - 5 .
Total comprehensive (expense) income . _ (698 2% a2 _(80) _ N _
British Land share of total comprehensive (expense) income (349) an * a2
British Land share of distributions payable (48> (4) - 1)
summarised bafance sheets - - R - -
Investment and rading properties 4142 - 702 ' 134 464 B
Other non-current assets 32 - - 19
Current assets 13 9 2 2
Cash and cash equivalents . s _ 39 _ 5 _ . _ 1 B
Gross assets 4362 750 M 496 o
Current liabilities Q07 47y 4y @
Bank and securitised debt (1,567) (480) - (159)
Loans from joint venture partners (995) (576) (209) 5)
Other non-current liakifities - 4) (4) 4)
GrossWiabilitles L res _ @on @ (98) _
Netassets (liabilitesy 168 @5 06 300 _
British Land share of net assets less shareholder loans 846 - - 75

1. USS joint ventures include the Eder Walk Shopping Centre Unit Trust and the Fareham Property Partnership

7 Hercules Unit Trust jomt ventures includes 50% of the results of Deepdale Co-Ownership Trust, Fart Kinraird Limited Partnership and Valenting

Co-Ownershin Trust ang 41.25% of Birstall Co-Owrership Trust. The balance sheet shows 30% of tne assets of these joint ventures.

The intarest in the Deepdale Co-Ownership Trust was disposed of on 30 Novemnber 2022

Included in the column headed ‘Other jaint vertures’ are contributions from the following BL Gocdman Lamited Partnership, Biuebution Property Management

UK Lirited, City of London Office Unit Trust and Readirg Gate Retall Park Co-Ownership

4 Ravenue includes gross renta! income at 100% share of £359m (2021722 £290m)

5. In accordance with the Graup’s accounting policies detaled in Note 1, the Group recognises a nil equity iInvestment in joint ventures in a net liability positionr at
year end

w
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AL W Upper Limited lnvestment Limites Limited USS Hercules Unt Trust Other Tetal Group :hoat:.e'
[P . _Pertnerstip .. _ Pannership® Partnarship ot ventures | jont venturas® - joint ventires® .5 D 2023
Eurc Emerald ' " Universities
Private Limited Aviva Superannuation
. oo AustralienSuper __ (GIO) Investors Scheme Group PLC B . -
Canada Water Paddington Shopping Shoppging Retail
__ Campus  Centrai Campus Gentres Centres Parks . L -
50% 25% 50% 50% Various
oz 22 5 470 C 214
I &2 (3 R 4 1) B 4 )
] 9 34 144
- - - 4 a
- - - (110) {51
9 19 5 200 92
an 8) 12) (1,216) (587>
- - - 24 8
- . P <> B
(&3] 3 7 (994) (467)
— T Y G S
o @ 3 (0000  (487)
L e - - N
@ 3 o)) (979) (457)
(¢}] 1 (4) (457)
4 (39) (3 (102)
137 3o 86 70 7,402 3,334
- - - - - 74 26
ls} 2 2 1 74 20
I _ 42 7 .8 2 .5 32 =2
I 623 Me 140 189 76 7848 3532
(39 on (8) 4) 4) (251 M3y
(4} - - - - (2,720) (11923
- - 3N - (68) {2,323) (1,001
S a o .28 e T T S £ @
- 44 . 35 ——n e @ L @2y (5,346) (2,327)
. 579 0)_ .M o3 195 4 . 2802 1205
T 77 T 290 - 56 52 98 2 1,419
The borrowings of jaint ventures and their subsidiaries are non-recourse to the Group. Al joint ventures are incorporated 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 statements include the results and financial position of the Group's interest in the Fareham Property Partnershup, the BL Goodman Limited
Partnership and the Gibraltar Limited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership
{Accounts) Regulations 2008 not to attach the partnership accounts to these financial statements.
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FINANCIAL STATEMENTS continuved

Notes to the Accounts continued

1 Joint ventures continued

The summarised ncome statements and balance sheets below and on the following page show 100% of the results, assets and
Habilities of joint ventures. Where necessary, these have been restated to the Group's accounting policies.
Joint ventures’ summary financial statements for the year ended 31 March 2022 (Restated”) _

MSC Property

Broaggaste Intermeaiate WOSC Partners B! Wpst End
L RELd  Holmings ud’ Limited Partnershio®  Offices Limized S
Partners - -7 - T T T " Eure Bluebell Nor§e5 Bank Norges‘Bank o
LLP Investment Investment
~ (GICY  Management  Management  Allianz SE B
Property sector T h - T B T "City Offices  Shopping Centres | West End  West End B )
Brozdgate  Meadowhall ~ Offices B
Gro;pwéh;réw o ) T o 50% 50%
Summarised income statements S oo e o T s
Revenue® 228 76 10 26
Costs (77) (193 4 (73
151 57 [} 19
Administrative expenses Q)] - - -
Net interest payabie &2) 27 - (5
Underlying Profit 38 30 s} 4
Nat valuation movement 220 a7y a6 4
Capital financing (costs) income 3 - - 9
Profit (loss) on disposal of investment properties and investments - . T T - .
Profit (ioss) on ordinary activities before taxation 295 13 [{le)] 27
Taxation . . . I _ .z B
Profit (loss) on ordinary activities after taxation o 295 . 13 Lao) 27 N —
Other comprehensive income B ) o= ) o =
Total comprehensive income (expensed 298 186 (0) 27
Realisation of gain on disposal of assets mto joint ventures - <t _ . .
British Land share of total comprehensive income (expense) 148 B @ T
British Land share of distributions payable ) 34 2 - 4
Summarised balance sheets _ , _ _ o _ o o _
Investment and tracling properties 4,829 760 149 525
Qther non-current assets z0 - - 9
Current assets i 13 3 1
Cash and cash equivalents _ e _ & 5
Gross assets .. 503 8n 157 545
Current liabilities (NG} 48y 5 a2
Bank and securitised debt 0,570 517 - (159)
Loans from joint ventura partners {845) (523) (2] {15y
Other pon-current liabilities - [¢)) (4> o)
Gross liabilities o o ) {2,533 _ G,108 {220y (97 _
Net assets labilitiesy _ ~ =~ 2503 (89 (&%) _ 48
British Land share of net assetz less shareholder loans 1,251 - - 87

1. USS joint ventures include the Fden Walk Shopping Centre Unit Trust and the Fareham Property Partnershig
2. Hercules Unit Trust joint ventures includes 50% of the resuits of Deepdale Co-Ownership Trust, Fort Kinnaird Lirmited Partparship and Valentine
Co-Ownership Trust and 41.25% of Birstali Co~-Ownership Trust. The balancs sheet shows 50% of the assets of these joint ventures

Included in the column headed "Other loint ventures' ara contriputiors from the following. BL Goodman Limited Partnership, Bluebutton Property Managemant
UK Limited, City of London Office Umit Trust, BL Sainsbury’s Superstores Limited and Reading Gate Retal Park Co-Ownearship. The Reading Gate Retall Park Co-
Ownership was acquired during the year ended 3t March 2022, with the Group acquiring a 50% share from Reassure Limited, and The Nationat Farmers Union
Mutual Insurance Saciety Limited ownmg the remaining 50% share.
Revenue includes gross rental income at 100% share of £290m (2020/21 £262m)

. Imaccordance with the Groun's accounting policies detailed in Note 1, the Greug recegnises a nil equity investrment in joint ventures in a net hability positon at year end
The Group entered into 3 reww Joint Venture Agreement with AustralianSuper on 7 March 2022 in refation to the Canada Water Carmpus. The transaction value of the
assets transferred by the Group on formation of the jomt venture at 100% was £580m On disposal of the assats Inta the joint ventire and in accordance with 1AS 28
nvastments in Associates and Jaint Ventures', the Group recconised a gain of £44m (net of transaction costs of £9m) representing the gain realised to the extent of
AustrallanSuper's nterest in the joint venture, At the disposal date, the remaining gan of £52m relating 10 the Group’s interes® in the joint venture was unreabksed and
incfaded within the Group's investrnent in the [oint venture which was based on the cartying vale of the assats transfarrad at the disposal dat2. As the assets transferred
refate fo invastment property measurad at fair value, this gain was subsequently realsed and recognised when the joint venture remeasurad these assels o farr value

at 31 Marzh 2022, The Group has also recognised ts share of tha jomt venture's loss of £6m compared o the jaint venture's total loss of £12m, fram 7 Maren 2022 to
31 March 2022
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" Hercules T T rotal
BL CW Upper Lirmited  The SouthGate Lirmited uss Unet Trust Otner Totai Group share
e _Partnersip®  Partnershp . JoINt venturas jo'mtventares’  jontventures’ 2022 2022
 Universities
Aviva Superannuation
- AustralianSuper Investors  Scheme Group PLC o o
Canada Water Shopping "7 Shopping  Retail
I _ .. Campus Centres  Centres Parks ol e e
50% 50% 50% Varous
T 13 T 2 28 2 394 B T-Te
I 4D RO . N ) N s - _mey (58)
- 9 10 21 2 275 132
- - - - - m 3
- m - - - (95) 473
- 8 10 z1 2 179 84
12y [@))] 8 22 15 217 s
- - - - - (43 4)
a2 R 1’ 43 7
- L v
Tazy 1 S 18 17
52 - - - -
46 1 10 22 8
- 3 4 12 -
65 139 I V-Te) 281 83 7.451
- - - - - 39
6 3 1 3 1 42
e e - 1 - 8 S = S - B 283
e 810 1t 149 L..2mm 87 782
(23> (€)] 7D )] - (225)
- - - - - (2.246)
- - [€1)] - 7N (1696)
L e ¢-.- > S e, BB
_ 23 _._.£35) L &2 I o 4320
L 587 R (- S L 270 _ . 16 __ 3599 -
294 58 55 135 9 1,889

7. Total Groun share of £248m corngrises the Group's share of total comprehansive income of £196m and the realisation of gain on disposal of assets into joint ventures of £52r.
8. Prior year comparative has been restated for a changs in accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1 for
further information.

The borrowings of joint ventures and their subsidiaries are non-recourse to the Group. All joint ventures are ncorporated in the United Kingdom, with the
exception of Broadgate REIT Limited, the Fden Walk Shopping Cantre Unit Trust and the Hercules Unit Trust joint ventures which are incorporated in Jersey.

These financial statements include the results and financial position of the Group's interast in the Fareham Property Partnarship, the BL Goodman Limited
Partnership and the Gibraltar Limited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership
{(Accounts) Regulations 2008 not to attach the partnership accounts to these financial statements.

British Land Annual Report and Accounts 2023 203




Tne British Land Company PLC 00621920

FINANCIAL STATEMENTS continuved

Notes to the Accounts continued

11 Joint ventures continued
Operating cash flows of joint ventures (Group share)

Rostated
2023 2022
e e [ T _ . — . _Em . Em
Income received from tenants m 194
Operating expenses paid to supplhers and employees 7 5D
Cash generated from operations o 138 125
Interest paid 47} (44)
Interest recerved 1 -
UK corporation tax (paid) received Y ¢ 2 E:
Cash inflow from operating activities _ I o 0 83
Cash inflow from operating activities deployed as:
Surpius cash retained within joint ventures 17 26
Revenue distributions per consclidated statement of cash flows 73 57
Revenue distributions split between controlling and non-controlling interests L
Attributable to non-controlling interests o - -
Attributable to shareholders of the Company 73 57

1. Prior year comparatives have been restatad for a change in accounting policy in respect of tenant deposits The income recerved from tenants and the Operating
expenses paid to suppliers and employees have both teen restated for the year ended 31 March 2022 by £41m Refer to Note 1 far further information.

12 Other investments

B 202 - S Teez_
Fair value Fair vatug
through Amaortised Intangible wrsugh Amattisad intangbie
pratit or loss cost assets Total proft or 'ess cost assets Total
. . _ _ _ £m €m . Em _Em . £m _£m o Em | Een
At Apri 28 4 9 41 6 2 12 20
Additions 13 - 2 15 14 2 2 18
Revaluation and foreign currency
translation 7 - - 7 =] - - 2
Amortisation - _ . _ — . @ 3 L U 2 M £
At Z1 March 48 2 B 58 28 4 Q 41

The amount inciuded in the fair value through profit or loss relates to private squity/venture capital investments of £48m (2021/22:
£28m) which are categorised as Level 3 in the fair value hierarchy. The fair values of private equity/venture capital invastments are
determined by the Directors
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13 Debtors
2023
[ ) o : S o _ _Em
Trade and other debtors 22
Prepayments and accrued incor S e A 12
24

Restated

2022
SEm

49

7

60

1. Prior year comparatives have been restated for a change in accounting policies in respect of rental congessions and tenant deposits. Refer to Note 1for further

information

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £27m (2021/22: £47m).

Accrued income Is shown after deducting a provision for impairment of £2m (2021/22: £1m). The provision for impairment
calculated as an expected credit loss on trade and other debtors in accordance with IFRS 9 as set cut in Note 1.

is

The credit to the income statement for the year in relation to provisions for impairment of trade debtors and accrued income 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) 1s equal to the

credit to the income statement of £17m (2021/22: F1m debit), and write-offs of trade debters of £7m (2021/22: £8m).

The Directors consider that the carrying amount of trade and other debtors is approximate to their fair value. Further details about

the Group's credit risk management practices are disclosed in Note 17.

The tables below summarise the ageing profile for tenant debtors and associated expected credit losses, grouped by credit risk

ratmg. The expected credit losses are determined in line with the provisioning approach detailed in Note 1.

Provisions for impairment of tenant debtors

"~ siMarcn2023

e e LT e e s Percentaga
Tenant debtaors . F_ruvision . N_at tenant debtar provided®
S0 - 183 - 80 - 183 - 80 - 183 -
< 50 182 365 > 3585 <80 182 365 > 365 <90 82 365 > 365
e days days days days Total days days days days Totat days days days days Tatal Tatal
Credit risk 7 Em £m Em  Em  £m £m €m  £m £m £m £m £m £m £m £m
CVA/ '
Administration - - «~ 11 N - - - an an - - - - - 100%
High 3 1 | 4 9 (O] (4] [4}] (4) 7 2 - - - 2 78%
Medium 1 1 - - 2 (4] [4}] - - (2 - - - - - 100%
Low .5 1 1_4_m m o o @ @ 4 - - -4 B4%
Total Group e 3 219 33 (3@ (3 (@ a: @n 6 - - - 6 - 82%
Joint ventures 5 1 1 4 n [4)] [4)] (4)] 4) N 4 - - - 4 6_4%
Total 14 4 3 23 44 (4) ) (33 (23) (34) 10 - - - 10 77%
t The percentage providad is calculated using the unrounded tenant debtor and provision balance.
. _ 31 March 2022 . Percentage
__ . Tenantgebors e PrOVISIOR .. _._  etwenantdeblor .. brovided'
90 - 185 - 90 - 183 ~ 30 - 183 -
<90 152 365 > 365 <90 182 365 > 365 A < 90 182 365 > 355 ot
creditrisk P Cgh R TN W W O Cwl TRl TR m TR e
CvA/
Administration 2 2 5 17 26 2y (23 5y Q7 (26} - - - - - 100%
High 3 1 1 2 7 (2 [¢)] Q)] (2) (6) 1 - - - 1 86%
Medium 3 - 1 3 5 - - m (3 (4> 1 - - - 1 80%
Low ... % 2 305 1B @ m & G m 3 T - - A 7%
TotalGroup 1 5 _ 10 27 53 (&) (% @n @n. 5 - 6 8w
Jointventures 7 22 6 W (B (& @ & a5 4 - - LA 8%
Total 18 7 12 33 70 (& (B (2) (33 (6D 9 1 - - 1 86%
1. The percentage provided is calculated using the unrounded tenant debtor and provision balance.
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FINANCIAL STATEMENTS continusd

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 undertying
lease. The gross accrued income as at 31 March 2023 was £3m (2021/22. £2m) with a provision of £2m (2021/22: £1m) leaving a net
accrued income balance of £1m (2021/22: £1m). The percentage of gross accrued income provided for is 67% (2021/22: 57%).

The table below summarises the movement in provisioning for impairment of tenant debtors and accrued income during the year
ended 31 March 2023,

Proportionally

. . . Group consplidated
Movement in provisions for impairment of tenant debtors and accrued income . A Em
Provisions for impairment of tenant debtors and accrued income as at 1 April 2022 47 61
Write-offs of tenant debtors (€3] 2
Movement 1h provisions for impairment of tenant debtors 12y s)
Movement in provisions for impairment of accrued income 1 2
Total provision movement recognised in income statement 03
Provisions for impairmenf 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 & result, we include sensitivity tables, below, to Hlustrate the impact of changes in assumptions on provisions for impairment
of trade debtors and accrued mcome recognisad at the balance sheet date

The key assumptions within the expected credit loss model include the loss rates assumed for each credit risk rating, ageing
cambination, historic experience collection rates and a tenant’s assigned credit risk ratings. 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 risk debtors for Retail & Fulfilment tenants only, i.e. assuming
10% of debtors move from medium to high risk and 10% of debtors move from low to medium risk and vice versa A 10% increase or
decrease represents management’s assessment of the reasonable possible change in loss rates

Impact on provisions - Impact on pravisions I

10% in% 10%d in %

Provision at 10% increase in 10% decrease in share of high risk share of high risk

31 March 2023 loss rates’ loss rates’ tenant debtors? tenant debtors?

L o £y o £Em } £m _ Em o £m
Provisions for impairment of tenant debtors 27 1 m 1 [4)]
Provisions for impairment of accrued income 2 . T o -

Group total provision for impairment of tenant

debtors and accrued income 29 1 (] 1 )]
T s opoaim

1C% inceeass in % 10% decroase in %

Srov s on at 1G5 incroase it 0% cocrdase 'n share of high rsk share af hghr sk

3% Marcn 2027 'G5 rates iG5s rates tenaat cebors® senan: dobtors?

: o . - _ Err _ Em o o £rrm . L EL . grr\
Provisions for simpairment of tenant debtors 46 1 [$)] 2 2
Provisions forimpawment of accrued income 1 - - e -
Group total provision for impairment of tenant
debtors and accrued income 47 1 [§] 2 )

1 Thus sansitivity analysis has bagr parfarmad on high and low risk tenants and tenarts in CVA or Administration only as the significant estimat’on uncertainty 1s
wnaoily related to these

2. This sensitivity analysis has been performed on Retat & Fulfimen: tenants only A movement i tne share of Campuses tenant debtors within each credit risk
rating has not been considered as manag2ment baliaves there is less uncartainty associated with the assumption on Campuses tanants’ credit risk ratings
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14 Creditors

Restated'

2023 2022
. . R ... £m_
Trade creditors o S T C 13 74
Accruals 80 70
Deferred income 52 66
Other taxation and social security 25 25
Lease liabilities 6 6
Tenant deposits S R 26 37
T o 282 278

1. Pricr year comparatives have been restated for a change 1 accounting policy in respect of tenant deposits. Refer to Mote 1 for further information.

Trade craditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of
frade and other creditors is approximate to their fair value.
15 Other non-current liabilities

T 2023 2022

Lo P . . . R L  Em

Lease liabilities I 120 125
Deferred income - 25 27
T T ' I o - 145”' sz
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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

tApril Debited to Creditad 31 Mareh

2022 income to equily 2023

_ e e — [ . . Em_ Em _ Em L L_Em

Temporary differences - 5 - 5

Deferred tax liabilities year ended 31 March 2023 ,, _ . e —

B £m Em £m £m

Derivative revaluations = _ S S £ R <

Net deferred tax liabilites B I ) )

Deferred tax assets year ended 31 March 2022 _ _ - , . el e .o

. ) - - 1agnl Debited to Credited At March

2021 ncormne to eaurty 2022

- . I — S . LR em L Em £m

Temporary differences e - O "
Deferred tax liabilities year ended 31 March 2022 _ _ — - . — —

£m £m Em £m

Derjvative revaluations o 3 i T . — . .. L

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 Apr)
2023. The deferred tax assets and habilities have been calculated at the tax rate effective in the period that the tax is cxpected to
crystallise.

At 31 March 2023 the Group had capital losses of £718m (2021/22: £720m) avaliable to offset future capital gains giving rise {o an
unrecognised deferred tax asset calculatad at 25% (2021/22: 19%) of £180m (2021/22: £137m).

At 31 March 2023 the Group had UK revenue tax tosses from previous years of £224m (2021/22: £247m) gwing rise ta an
unrecognised deferred tax asset calculated at 25% (2021/22: 19%) of £56m (2021/22: E47m).

The Group has recognised a net deferred tax liability on derivative revaluations of £4m (2021/22: £n1l). On a gross basis, to the
extent that future matching taxable profits are expected to arise of £9m in respect of derivative revaluations (2021/22: €nif).
deferred tax assets of £5m have been recognised (2021/22 £nil).

Under the REIT regime development properties which are sold within three years of completion do not benefit from tax exemption.
At 31 March 2023 the value of such properties is £827m (2021/22 £1.429m) and if these properties were to be sold and no tax
exemption was available the tax arising would be £3m (2021/22 £21m)
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17 Net debt
Rostated
2023 2022
o o _ o - i o Footnote . f,"," .__.E.T .
Secured on the assets he Group
5264% First Mortgage Debenture Bonds 2035 325 347
5.0055% First Mortgage Amortising Debentures 2035 86 88
5.357% First Mortgage Debenture Bonds 2028 218 227
Bank lnans 1~ 298 . 347
927 1,009
Unsacured
4.76B% Senior US Dollar Notes 2023 2 105 ™
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
4.16% Senior US Dollar Notes 2025 2 78 77
2.67% Senior Notes 2025 38 37
2.75% Senior Notes 2026 38 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 101 02
Facilities and overdrafts 342 604
1,340 1,607
Gross debt o ' e 3 2267 2616
interest rate and currency derivative Labilities S 67 96
interest rate and currency derivative assets (144) (X
Cash and cash equivalents o } I 456 (125 _Aam
Totalnetdebt e e o __ 2085 2504
Net debt attributable to non-'E-c-m-trolling_ interests T 1 i 1
Net debt attributable to shareholders of the Company 2,066 2,505
Totalnetdent R . B 2085 2504
Amauints payable under leases (Notes 14 and 15) I e ol 3
Total net debt (including lease liabilities)  __ ~ _ __ . _ % 283
Net debt attributable to non-centrolling interests (including lease habiities> LA A ]
Net debt attributable to shareholders of the Company (including lease liabilities) 2,192 2,636
1 These are non-recourse borrowings with no recourse for repaymant to other companies or assets in the Group.
T T TrTrryerteme e e e T T 2023 ez
—— e e e [ . fm _._Em
Hercules Unit Trust T T 298 347
o 298 347

2 Prinzipal and interest on these borrowings were fully hedged into Sterling at a floating rate at the time of issue.

3 The principat amount of gross debt at 31 March 2023 was £2,250m (2021/22: £2.562m) Included in this is the principal amount of secured borrowings and other

borrowings of non-recourse companies of £333m.

4, Incluged in cash and cash equivalents is the cash and short term deposits of Hercules Unit Trust of £37m, of which £1m is the propoction not beneficially owned

by the Group.
. Cash and short term deposits not subject to a securty interest amount to £86m (2021/22 £64m).
Cash and cash equivalents includes tenant deposits of £26m (2021/22: £37m).

~Nhn
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17 WNet debt continued

Maturity analysis of net debt

Restated

2023 2022
o e — — N N, . — _ e _ __ Em £m
Repayable: within one year and on demand 402 189
Between one and two years 1 279
two and five years 989 854
five and ten years 386 659
ten and fifteen years 484 485
fifteen and twenty years R - 180
|, 1885 2427
Gross debt 2,267 26
Interest rate and currency derivatives an Q)]
Cash and cash equivalents . _ o o Q28 (D
Net debt B S - 2,065 2,504

1. Prior year comparatives have baen restatad for a change in accourting policy in respect of tenant decosits Refer to Note | for further information.

Fair vaiue and book value of net debt

“Restatad
. 2023 . . 2922

Fair valua Book value Ditferance Far vauc Boak vaiue Chfference

_ —_— e _ _ — __ fm  Em . Em gm0 B __fEm
Debentures and unsacured bonds 1,533 1,627 (84) 1,745 1,665 80
Bank debt and other floaling rate debt 845 640 _ 5 955 951 4
Gross debt - B - © 2078 2,267 (89) 2700 2616 84
interest rate and Erreﬁcyﬁ_denvaa_v'e liabilities o o T e7 &7 T - =T T oee -
Interest rate and currency derivative assets (144) (144) - 0] 97 -
Cash and cash equivalents — ,, sy ¢y 0 - My 0D -
Netdept - _ ~ 1976 2,065 (8%) 2588 2504 84
Net debt attributable to non-controlling interests 11 - 1 1 -
Net debt attributable to shareholders of the Company 1,977 2,066 (89 2,589 2,505 &4

1 Prior year comparatives have been restated for & change in accounting policy 1n respect of tenant deposits. Refer to Nate 1 for further information.
The fair values of debentures and unsecured bonds have been established by obtaining guoted market prices from brokers. The
bank debt and other floating rate debt has been valued assuming it could be renegotiated at contracted margins. The derivatives

have been valued by calculating the present value of cxpected 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 valueis
equivalent to the book value. The fair value hierarchy level of debt held at amortised cost is Level 2 {(as defined in Note 10).
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17 Net debt continued

Loan to Value (LTV)
LTV s the ratio of principal amount of gross debt less cash, short term deposits and hguid investments to the aggregate value of
properties and investments, excluding non-controlling interests. EPRA LTV has been disclosed in Table E.

Group LTV

" Restated

2023 2022
I _ . . . Em __Em
Group LTV Tt ) T T ) 27.4% 26 2%
Principal amount of gross debt 2,250 2,562
Less depbt attributable to non-controlling interests - -
Less cash and short term deposits (statement of cash flows)’ 99 (74)
Plus cash attributable to non-controlling interests e o L
Total net debt for LTV calculation T T T 2782 5
Group property portfolio v ion (Note 10) 5,595 6,944
Investments in joint ventures (Note 11) 2,206 2,521
Other investments and property, plant and equipment {balance sheet)® 61 46
Less property and investments attributable to non-controlling interests o I L N 4 =)
Total assets for LTV calculation 7,849 9,496

Proportionally consolidated LTV

—— -
I e e I [ e _ M

Prapertionally consolidated LTV _ _ 36.0%

Principal amount of gross debt 3,448 3,648
Less debt attributabie to hon-controlling interests - -
Less cash and short term depeosits® (228) [=1)]
Plus cash attributable to non-controlling mterests L . 1
Total net debt for proportional LTV caleulation e e 3221 2458
Group Broperty portfolio valuation (NGte 10) 5,595 6,944
Share of property of joint ventures (Note 10) 3,316 3538
Other investments and property, plant and equipment (balance sheet)’ 61 46
Loss property attributable to non-controlling interests o o as  ads
Total assets for proportional LTV calculation 8,959 10,513

1 Prior year comparatives have baen restated for a change in accounting policy in respect of rental concessions. Refer ta Note 1 for further information

2. Cash and short term deposits exclude tenant deposits of £26m (2021/22: £37m).

3 The £19m (2021/27: £22m) difference between other investrents and plant. property and equipment per the balance sheet totalling £80m (2021/22: £63mD),
ralates to a right-of-use asset recegnised under a lease which is classified as property, plarmt and equiprnent which is not included within Total assats for the
purposes of the LTV calculation.

4. Cash and short term depesits exclude tenant deposits of £49m (2021/22: £61m).
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Net Debt to EBITDA

Net Debt to EBITDA is the ratio of principal amount of gross debt less cash, short term deposits and iguid investments to earnings
before interest, tax, depreciation and amortisation (EBITDA).

The Group ratio excludes non-recourse and joint venture borrowings and inciudes distributions and other receivables from non-
recourse companies and joint ventures.

2023 2022
. o B _.Em Em.
Groiip Net Debito ERTTDA T T ] bax  70x
Principal amount of gross debt 2,250 2,562
Lass non-recourse borrowings £{298) (347
Less cash and short term deposits (statement of cash flows)' 99) (74)
Plus cash attributable to non-recourse companies 37 29
Total net debt for group Net Debt to EBITDA calculation 1,890 2370
Underlying Profit (Table A) 264 247
Pius MNet financing charges (Note 6} 6G 55
Less Underlying Profit due to joint ventures and non-recourse companies’ (144) (133
Plus distributions and other receivables from joint ventures and non-recourse companies® 107 a7
Plus depreciation and amortisation (Table A) o Y AN
Tatal EBITOA for group Net Debt to EBITDA calculation o 294 275
Proporticnately consolidated Net Debt to EBITDA ] - , ) . o
2023 2022
IS e e e e e - T
Proportionally consolidated Net Debt to EBITDA } A - JBax o 97x
Principal amount of gross debt 3,448 3,648
Less cash and short term cieposits4 (228) (191
Plus cash attnbutable to non-controlling interests 1 1
Total net debt for proportional Net Debt to EBITDA calculation ! S 32 3458
Underlying Profit (Table &y 7~ = 7 = 7 ’ 264 247
Plus Net financing charges (Table A} m 102
Plus depreciation and amortisation (Table A} o Y A
Total EBITDA for proportional Net Debt to EBITDA calculation 82 358

. Cash and short term depasits exclude tenant deposits of £26m (2021/22: £37m)

. Underlying Profit due ta joint ventures £92m (2021/22° £84m) as disclosed i the consalidated income statement and Underlying Profit due to non-recourse
companies £52m (2021/22: £49m).
Distributions and other receivables from joint ventures £73m (2023/22 £57m) as disclosed in the consolidated statement of cash flows and distributions and
other recaivatiles from non-recourse companias £34m (2021727 £40m)

. Cash and short tarm deposits exclude tenant deposits of £43m (2021/22: €61m)

wo N

b
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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
R [ e e e I £m_ £m
Net Borrowings not to exceed 175% of Adjusted Capital and Reserves N 38%_ _ 36%
Mrincipal anmounl of gross debt 2,250 2,562
Less the relevant proportion of borrowings of the partly owned subsidiary/non-controfling interests - -
Less cash and short term deposits {statement of cash flows)’ (99) (74)
Plus the relevant proportion of cash and depesits of the partly owned sub__sig_iirx/_np_n:contrqfl[\g_@_:grg_s_gs ) R 1
NetBorrowings ... _ 252 2489
Sharé_c“a_pifal and reserves (balance sheet) 5,525 6,768
Trading property surpluses (Table A) 7 a8
Excaptional refinancing charges {(see below) 161 174
Fair value adjustments of financial instruments (Table A) (44) 45
Less reserves attributable to non-controlling interests (balance sheet) ) Q3 - (%)
Adjusted Capital and Reserves 5,636 6.981

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustment of
F16Tm (2021/22: £174m) to reflect the cumulative net amortised exceptional items reiating to the refinancings in the years ended
31 March 2005, 2006 and 2007,

Restated’

2023 2022

Em _Em

Net Unsecured Borrowings not o excead 70% of Unencurbered Assets T swso%
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 porrowings I e (B33 (985
Net Unsecured Borrowings e 2w S1s
Grotiﬁ property portfolio valuation (Note 100 5,595 6,944
Investments in joint ventures and funds (Note 1) 2,206 2521
Other investments and property, plant and equipment (balance sheet)® 81 46
Less investments in joint ventures (2,206) (2,520
Less encumbered assets (Note 10) - o o o 747 (1,915)
Unencumbered Assets B 3,909 5,075

1. Prior yaar comparatives have been restated for a change in sccounting policies in respect of rental 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 between other invastments and plant, property and eauipment per the balance sheet totalling £80m (2021/22: £68m),
relates to a right-of-use asset recognised under a lease which is classified as property. plant and equipment which is not included within Total assets for the
purposes of the LTV calculation,
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Tre Brstizn Land Company PLC QRE21S20

Reconciliation of movement in Group net debt for the year ended 31 March 2023

Arrangamant
Restatad’ Foreign cost
2022 Cash flows Transfers® aexchange Fair value  amoartisatien 2023
£m £m £m £m £m £m £m
Short term borrowings 189 {190) 402 - - 1 402
Long term borrowings 2,427 (123) (402) 20 (55) (2} 1,865
Derivatves” T L ¢ R N )
Total liabilities from financing activities” 2,615 (325) - - (99) m 2,190
Cash and cash equivalents N ¢ N ¢ e S - N
Net debt 2,504 {339) - - (99) [4)) 2,065
Reconciliation of movement in Group net debt for the year ended 31 March 2022 _ o L
- N - - : - : - : - B - - ) - - o Arrangement
aostated’ Foreign cos® Restated
2021 Tash Pows Transfers? exchange Farwvaiue  amort sation 2022
I L — o _ - . L Em o Em _LEm fay B _Em Em
Short term borrowings 161 (159) 189 - 4y 2 189
Long term borrowings 2,249 429 8% 7 (76) (3 2,427
Dervatives® . 7 - an 1w - W
Fotal liabilities from financing activities® 2,403 277 - - (64) (n 2,615
Cash and cash equivalents - - B4y 4% - LT - - am
Net debt 2,249 320 - - (64) [€)] 2.504
1 Prior year comparative has been rastated for a change in accounting pohicy in respect of terant deposits, Refer to Note 1 for further information,
2 Transfers comprises debt maturing from long term to short term borrowings
3. Cash Flows on derivatives include E3rm of net receipts on denvative interast.
4

Cash flows of £325m shown abave represents net cash flows on capital payments in

respect of interest rate darivatives of £21m, decrease in bank and other

borrowings of £637m and drawdowns on bank and other borrowings of E324m shown 1n the consoldated statement of cash flows, along with £3m of net

receipts on derivative intergst
Cash flows on derivatives inciude £15m of net receipts on dervative interest,
. Cash flows of £277m shown above represents net cash flows on capital payments i

[SERU

respect of interest rate derivatives of £8m, decrease in bank and other

borrowings of £213m and drawdowns on bank and other borrowings of £483m shown In the cansolidated statement of cash flaws, along with £15m of net

recerpts on derivative interest.

Fair vaiue hierarchy

The table below provides an analyais of financial instruments carned at
levels are defined in Note 10.

2023

fair value, by the valuation method. The fair value hierarchy

N | . _ 2022 L
Lavell Level 2 tevel 3 Total Leve T Leval 2 Lavel 3 Towa'
L I Am . Em_ Em . Em gm o __ . Em _Em _ Em
Interest rate and currency derivative assets - (144) - (144) - o7 - [(€FD)
Other invaestments - fair value through profit
or loss (Note 12) - - - - . 48 {48 oo o_.. = 2 es
Assets Ll m o aey as)y | 09D i ©n 08 25
Interest rate and currency derivative liabilities - 67 o 67 B - 86 - 86
Uabilites T T T e - e . e - e
Total - B B ] - - an ¢48) (125) - M (28) (293
214
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17 Net debt continued
Categories of financial instruments

Restated’
2023 2022
e e Em _Em
Financial assets T o ey
Amortised cost
Cash and cash equivalents 125 m
Trade and other rlehtors (Mote 13) 22 49
Other investments (Note 12) 2 4
Fair value through profit or loss
Derivatives in designated fair value hedge accounting refationships®® 45 59
Derivatives not in designated hedge accounting relationships 99 38
Other investments (Note 12) o o 43 28
T T Tt T T e S 341 289
Financial liabilities S
Amortised cost
Creditors (Note 143 (199 (as57)
Gross debt (2,267) (2,616)
Lease labilifies (Notes 14 and 153 (126) (131
Fair value through profit or loss
Derivatives not in designated hedge accounting relationships (50) (86)
Derivatives in designated fair value hedge accounting relationships™ an -
' e e (2859)  (3.000)
Total o ST (2,318) (2,710

1. Prior year comparatives have been restated for a changa in accounting policies in respect of rental concessions and tenant deposits Refer to Note 1 for
further information.

2. Derivative assets and liabilities in designated hedge accounting relationships sit within the derivative assets and doerivative liabilties balances of the consolidated
balance shaet

3. The fair valug of detivative assets in designated hedge accounting refationships represents the accumulated amount of fair value hedge adjustments on
hedged items.

Gains and {osses on financial instrumeants, as classed above, are disclosed in Note 6 (net financing income), Note 13 (debtors), the
consolidated income statement and the consolidated statement of comprehensive income. The Directors consider that the carrying
amounts of other investments are approximate to their fair value, and that the carrying amounts are recoverable.

Capital risk management

The capital structyre of the Group consists of net debt and equity attributable to the equity holders of The British Land Company
PLC, comprising issued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk
in delivering our strategy on pages 46 to 60. The Group’s objectives, policies and processes for managing debt are set out in the
Financial policies and principles on pages 43 to 45.

Interest rate risk management

The Group uses interest rate swaps and caps to hedge exposure to the variability in cash flows on floating rate debt, such as
revolving bank facilities, caused by movements in market rates of interest. The Group's objectives and processes for managing
interest rate risk are set out in the Financial policies and principles on pages 43 to 45.

At 31 March 2023, the fair value of these derivatives 1s a net liability of £41m (2021/22: £45m). Interest rate swaps with a fair value of
Enil have been designated as cash flow hedges under IFRS 9.

The ineffectiveness recognised In the income statement on cash flow hedges in the year ended 31 March 2023 was £nil
(2021/22: £nib).
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The cash flows occur and are charged to profit and loss until the maturity of the hedged debt The table below surnmarises variable
rate debt hedged at 31 March.

Variable rate debt hedged

T 2023 2022

Em Erm

Outstanding: at one year ' 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 hadge exposure on fixed rate financial abilities caused by movemants in market rates
of interest.

At 31 March 2023, the fair vaiue of these derivativas s 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 hodge the foreign 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

TTa202% 2022

e L . o — . _ _ _ N _Em . Em
Fixed or capped rate N B B L _ o o 2,168 2542
2,168 2542

All the debt is effectively Sterling denominated except for £27m of USD debt of which £27m s at a vanable rate (2021/22: £15m).

At 31 March 2023 the weighted average interest rate of the Sterling fixed rate debt is 4.2% (2021/22: 4 2%}. The weighted average
period for which the rate is fixed is 7.3 years {2021/22: 8.3 years)
Propgrtionally consolidated net debt at fixed or capped rates of interest

o _ - - L . zom 2022
S;) ot ﬁba sis - 7 T h ) ) 100% 1-0 O“_/o“
Average over next five-year forecast period 76% 79%
Sensitivity table - market rate movements

2023 2022

S o L o o . o ___ Increase Decrease Ingr?ase\ Docye;!sc
Movement in interest rates (bps)’ 373 (373) &7 (687)
Impact on dnderlying annual profit (Fmy et .82
Movement in medium and Jong term swap rates (bpsy T 424 (424) 139 39
Impact on cash flow hedge and non-hedge accounted
derivative valuations (Frm) 177 (210) 75 (72>

1 The movement used for sensitivity analysis represents the largest annual changs in SONIA over the last 10 years

2. This movamant used for sensitivity analysis reprasents the largest annual change in the saven-year Sterling swap rate over the last 10 years
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17 Net debt continued

Foreign currency risk management

The Group’'s palicy is to have no material unhedged net assets or liabilities denominated in foreign currencies. The currency risk on
overseas investments may be hedged via foreign currency denominated borrowings and derivatives. The Group has adopted net
investment hedging in accordance with IFRS 9 and therefore the portion of the gain or loss on any hedging instrument that is
determined to be an effective hedge is recognised directly in equity. The ineffective portion of the gain or loss on any hedging
instrument is recognised immediately in the income statement.

The table belew shows the carrying amounts ot the Group's foreign currency denominated assets and hiabilities. Provided contingent
tax ah Overseas investments is not expected o occur it will be ignored for hedging purposes. Based en the 31 March 2023 position

a 28% appreciation (largest annual change over the last 10 years) in the USD relative to Sterling would result in a £3m change
(2021/22: £nil) in reporied profits

CAssets' Labilies
2023 2022 2023 2022
. £m £m £m £m
UsSD denominated 38 20 27 20

1. The USD denorninated asset of £38m is an other nvestrnent accounted for as fair value through profit of loss as disclosed in Note 12. The remaining £10m other
ivestment accounted for as fair value through profit or loss is a GBP denominated other investmant

Credit risk management

The Group’'s agpreach 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 6C. The carrying amount of financial assets
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: £111m restated). Cash and cash equivalents were placed
with financial institutions with BB+ or better credit ratings.

At 31 March 2023, the fair value of all interest rate derivative assets was £144m (2021/22: EG7m).

At 31 March 2023, prior to taking into sccount any offset arrangements, the largest combined credit exposure to a single
counterparty arising from money market deposits, ligquid 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 debtoers:

Trade debtors are presented net of provisions for impairment for expected credit losses. Expected credit losses are calculated on
initial recognition of trade debtors and subseguently in accordance with IFRS g, taking into account histeric and forward-lcoking
information. See Note 13 for further details and credit risk related disclosures.

Tenant incentives:

Tenant incentives and the associated tenant incentive provistons for impairment for expected credit losses are both recognised
within investment property. See Note 1 for further detais on the presentation of tenant incentive provisions. Expected credit losses
are caleulated on initial recognition of tenant incentives and subseguently in accordance with IFRS &, taking into account historic
and forward-looking information. See Note 10 for further details and credit risk related disclosures.

Liquidity risk management
The Group's approach to liquidity risk management is discussed 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 following tabie presents a maturity profile of the contracted undiscounted cash flows of financial liabilities based on the garliest
date on which the Group can be required to pay. The table includes both interest and principal flows. Where the interest payable

15 not fixed, the amount disclosed has been determined by reference to the projected interest rates implied by yield curves at the
reporting date. For derivative financial instruments that settle on a net basis (e.g. interest rate swaps) the undiscountecd 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 rufing at the balance sheet date is used.
Trade creditors and amounts owed to joint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its financial labilities through the various available liquidity sources, including a secure rental income
profile, asset sales, undrawn committed borrowing facilities and. in the longer term, debt refinancings.

British Land Annual Report and Accounts 2023 217




Tne Batish Lana Company PLC OU621920

FINANCIAL STATEMENTS continued

Notes to the Accounts continued

17 Net debt continued

Liquidity risk management continued

The future aggregate minimurn rentals receivable under non-cancellable operating leases are shown in the table on the following
page. Income from joint ventures is not included. Additional hiquidity will arise from letiing space in properbes under construchion as
well as from distnbutions received from joint venturas.

2023
Within Following Three ta Qver five
one ysar year tive years years Total
Em £m £m Em Em
Gross Debt' 409 8 995 882 2,294
Interest on debt 100 84 195 199 578
Derivative payments 104 18 172 26 320
Lease liability payments - - eiee o0 29 305 354
Total payments o ) 623 120 1,391 1,412 3,546
Derivative receipts Lo LTy @4 (7 (B (388}
Net payment . _ . _4sm 8 122 1409 3158
Cperating leases with temants T o ) 248 2n 440 479 1,378
Ligquidity (deficit) surplus (2G3) 125 (772) (530) (1,780}
Cumulative liquidity (deficit) surplus (203) (78) (850) (1,780)
el lLoRR2E Lo -
Wittin Foliowing Three to Qver five
one year year fiug yaavs yoars Tota:
; S I L e B . g B L fmo 0 Em
Gross Debt’ i 191 282 830 1288 2591
Interest on debt 82 87 185 227 598
Derivative payments n 102 167 77 357
Head lease payments 9 10 29 325 373
Total payments 300 481 1,223 1817 3919
Derivative receipts 22 (136) (165> (3 (335)
Net payment 271 245 1.056 1.912 3.584
Operating leases with tenants 7 o - 282 o239 490 470 1481
Liguidity (deficit) surplus 1 (106) (5663 (1442 (2103
Cumulative liquidity (deficit) surplus 1 (25) (661} (2103

1. Gross debt of £2.267m (202Y/22' £2,R16mM) represents the total of £2,284m (2021722 £2.591m). less uramortised issue costs of £9m (2021/22° £8em), lass farr
value adjustments to debt of £18m (2021/22. plus fair value adjustments to debt of £34m)

Any short term liguidity gap between the met payments reguired and the rentals receivable can be met through other liguidity
sources available to the Group, such as cormmutted undrawn borrowing facilities, The Group currently hoids cash and cash
eqguivalents of £117m of which £86m is not subject to a security interest (see footnote 5 to net debt table on page 209). Further
liguidity can be achieved through sales of property assets or investments and financing activity.

The Group’'s property portfolio s valued externally at £5,595m (2021/22: £6,944m) and the share of joint ventures” progerty is
valued at £3,316m (2021/22' £3.538m). The cammitted undrawn borrowing facilities available to the Group are a further source of
flquidity. The maturity profile of committed undrawn borrowing facilities 1s shown beiow.

Maturity of committed undrawn borrowing facilities

20323 2022
o o o _ o o o ,, _ _ . . L N _Em o €m
Maturity date:  over five years 130 70
between four and five years 504 401

e ... DEUweEN three and four years e Lol 370 406

Total faciiities availabie for more than three years _ Lo 1004 _ 877
Between two and three years 555 360
Betweaen one and two years 170 S0
Within one year B o -1 * B
Total T -7 o 7 1,779 T 1287

The undrawn facilities are comprised of British Land undrawn facilities of £1,779m (2021/22 £1287m).

218 British Land Annua! Report and Accounts 2023



18 Leasing
Operating leases with tenants

The British Land Company Pl C 00621320

The Group leases out all of its investment properties under operating leases with a weighted average lease length of six years

(2021/22: six years). The future aggregate minimum rentals receivable under non-cancellable operating leases are as follows:

Less than one year

Between one and two years
Between three and five years
Between six and ten years
Between eleven and fifteen years
Between sixteen and twenty years
After twenty years

Total

20235 2022

Em £m

248 282

21 239

440 490

320 349

97 74

41 30

= 17

T 1378 1481

Lease commitments

The Group's leasehold investment properties are typically under non-renewable leases without sign ficant restrictions. Lease
liabilities are payable in line with the disclosure below and no contingent rents were payable in either pericd. The lease payments

mainly relate to head leases where the Group does nat own the freehold of a property.

2023 2022
Mimimum T T Miimum ST
lease lease
payments Intersst Princlpal PAYMONTs Intarest Princpal
£m Em L __£m Em“ £1m
British Land Group -
Less than one vear 10 4 6 g 3 6
Between one and two years 10 3 7 10 3 7
Between two and five years 29 7 22 28 8 21
More than five vears 305 2 214 9 325 228 g7
Total o o 354 228 126 375 242 3
Less future finance charges - 228) (24D o
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 T.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 reqguired by REIT legislation, after deduction of withhoiding tax at the basic rate (currentty 20%), where
appropriate. Certain classes of shareholders may be able to elect to receive dividends gross. Please refer to our website
britishland.com/dividends for details.

Ponce per “2023 2022

Paymentdate = __ - _.. .. Dividena _ . - _shore _Em_ 0 £m
Current year dividends
28.07.2023 2023 Final no4
06.01.2023% 2023 Interim _nheo 107

. 2264
Prior year dividencds
29.07.2022 2022 Final 1.60 108
07.01.2027 2022 Interim 10.32 a5

7ig2
06.082021 . Z2oxiFipal S 6.64 B - 62
Dividends disclosed in consolidated statement of changes in_'eqUity 215 157
Dividends settied in shares _ _ o N o B a o= -
Dividends settled in cash ) - 215 157
Timing difference relating to payment of withholding tax _ B - - @ 2
Dividends disclosed in consolidated statement of cash flows 213 155
20 Share capital and reserves
2023 2022

Number of ordinary shares in 1ssue at 1 April 938,109,433 937,981,892
Share 1ssues 225,544 127,441
At 31 March 938,334,977 938,109,433

Of the issuad 25p ordinary shares, 7,376 shares were held in the ESOP trust (2021/22: 7,376), 11,266,245 shares were held as treasury
shares (2021/22: 11,266,245) and 927,061,356 shares were in free issue (2021/22 926.835,812). No treasury shares were acquired by
the ESOP trust during the year. All issued shares are fully paid.

Hedging and 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 instruments, as well as all foreign exchange differences arising from the translation of the financial
statements of foreign operations. The foreign exchange differences aiso include the transiation of the liabilities that hadge the
Company’s net investment in a foreign subsidiary. In the prior year to 31 March 2022, £12m was reclassified from the hedging and
translation reserve to the income statement, relating to cumulative foreign exchange gains on disposal of the net investment in a

foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to mvestments in joint ventures. There were no fransfers for the years ended 31 March 2023 and
i

31 March 2022.

Merger reserve

This comprises the premium on the share placing in March 2013, No share premium is recorded in the Company's financial
statements, through the operation of the merger relief provisions of the Companies Act 2008,

220 British Land Annual Report and Account

5 2023



20 Share capital and reserves continued
At 31 March 2023, options over 1,250,386 ordinary shares were cutstanding under employee share option plans. The options had a
welghted average life of 1.9 years. Details of outstanding share options and shares awarded to employees including Executive

Directors are set cut below and on the following sage:

Tne British Land Company PLC Q0621320

__ Expresedates

Vested but  Exercrsed/ At 3% March er;\lzz
Date ofgrant o _Cranted notcxercised  Wested Liapsed 2025 (pence) _ From L~ o.Te
Share options Sharesave Scheme
2.06.17 10,687 - - - (10,687 -  508.00 0L.0822 0103323
25.C618 21,362 - - - (5,464) 15,898 549.00 01.09.23 01.03.24
18.06.19 101,262 - - (37,4486) (56,784) 7,032 43500 01.09.22 C1L.0323
18.06.19 3238 - - - (689) 8,549 435.00 010824 (10325
07.07.20 408,215 - - (7.737) (39,85) 361,293 336.00 01.09.23 010324
07.07.20 324,256 - - - (27,497) 296,759 336.00 1.0925 01.0326
08.07.21 104,432 - - (724 (14,396 89,312 414.00 0L.09.24 01.03.25
06.07.21 86,864 - - - (M,228) 75,636 414.00 010926 010327
2206322 - 135,575 - - (7,905) 127,670 A21.00 01.09.25 010326
2_2_:96,22 - - 44,597 - - (566} 43,0351 421.00 010927 ~ 01.03.Z28
T ___1665316 ’ 180,17_5"__”___ - (45,9073 (175,401 1,025,180
Long-Term Incentive Plan -~ options vested, not exercised
140912 42,225 - - - (42,225) - 538.00 140375 14.09.22
203212 33,095 - - - (33,095 - 563.00 201215 201222
050813 108,588 - - - - 108,588 601.00 05.0816 05.0823
051213 116 615 - - - - _TEE® 60000 051216 051223
S 300526 - - - (75,320) 225,206
Long-Term Incentive Pian ~ unvested options
26.06.18 83942 - - .___- . 83842y - 68220 250621 250628
T 83942 - - - {83m4any - o
Total o 450,784 180172 - (45307)(334,863) 1,250,386 o
Weighted average exercise price T
of options (pence) 430 421 - 418 505 409
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20 Share capital and reserves continued

At 31 March

Eatq 31‘ grant o o - o o 3922 W(}jantgq
Performance Shares Long-Term Incentive Plan )
230719 828,810 -
22.06.20 853,927 -
22.06.21 888,644 -
02.08.21 238,945 -
01.09.21 41,294 -
19.07.21 19,612 -
19.07.21 9,403 -
19.07.21 44273 -
19.07.21 28,209 -
19.07.21 9,403 -
19.07.21 124,948 -
19.07.21 121,787 -
19.07.22 - 1,848,874

o 3,209.255 1848874
Restricted Share Plan
19.0619 704,926 -
22.06.20 790,820 -
22086.21 891,103 -
15.07.22 - 712,005
290722 - B o - 21,926
U T T T T asskads  7aes
Yotal . . . __ .. __ _5%596104 2582805
Weighted average price‘of sharesm(peﬁr-lce) 489 471

Tne British Lana Company PLC 00621920

Share prce

Exercsed,/ At 31 March at grant daie

_. vestea o Lepsed L2023 punce)

- (828,810} - 53560

- (17,929) 835,998 408.90

- (31822) 856,822 516.80

- - 238,945 51960

- - 41,294 542 Q0

{19.6812) - - 48250

(9,403) - - 48250

- - 44,273 48250

- - 28,209 482 50

- - 9,403 48250

(07,705) (17,243 - 48250

- - 121,787 48250

- - 1,848,874 47070

(136,720) (895,804) 4,025,605

(680.880) (24,046) - 538.00

- (48056) 742,764 412.40

- (71,636) B19.,467 516.80

- (34,533) 677,472 A470.70

S - 21,926 49200

(680:880) (178271 2,261,629
_(817,600) (1074,075) 6,287,234

529 523 471

Vesting date

23.07.22
22.06.23
22.06.24
020824
01.08.24
13.0522
210522
12.05.23
12.05.24
12.05.25
C307.23%
02.08.24
19.07.25

19.06.22
22.06.23
22.06.24
19.07.25

190725

21 Segment information

The Group allocates resources to invastment and asset management according to the sectors it expects to perform over the
medium term, and reports under two operating segments, being Campuses and Retail & Fulfilment. From 1 April 2023 the Group
intends to change the name of the Retail & Fulfilment operating segment to Retail & London Urban Logistics in line with our evolving
strategy. There will be no changes in the allocation of segment results or assets as a consequence of this change.

The retevant gross rental income, net rental income, operating result and propetrty assets, being the measures of segrment revenue,
segment result and segment assets used by the management of the business, are set out on the following page. Managament
reviews the performance of the business principally on a proportionally consolidated basis, which inciudes the Group’s share of joit
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.

Gress rental income is derived from the rental of buildinos. Operating resuit 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

Tne Brtish Land Company PLC 00621920

Campusas Retail & Fuifiiment tUnallocated . Tot.??
Restated’ Restatod' Restated’ Restated'
2023 2022 2023 2022 2023 2022 2023 2022
N R N Em _Em_ _ Em Em __Em gm _ Em _ Em
Gross rental income S '
British Land Group 115 143 205 195 - - 320 338
Share of joint ventures 107 91 57 57 - - 164 148
Total 222 234 262 252 - - 484 486
Net rental income
British Land Group 108 16 189 175 - - 297 291
Share of joint ventures i 89 76 51 51 = - 140 127
Total ST S T ¥ 192 240 226 - - 437 a8
Operating result
British Land Group 1ns na 186 170 (55) (60) 246 229
Share of joint ventures 82 72 _ 48 50 _ D ) 128 120
Tatal ' T T 197 191 235 220 (57)  (62) 375 349
Restated'
2023 2022
Reconciliation to Underlying Profit €m Em
Operating result 35 349
Net financing charges am (102>
Underlying Profit 264 247
Reconciliation to (loss) profit on ordinary activities before taxation o o -
Underlying Profit T T 264 247
Capital and other (1,299) 714
Underlying Profit attributable to non-controlling interests e o o 1 2
Total (loss) profit on aordinary activities before taxation (1,034) 963
Reconciliation to Group revenue o o o o . o
Gross rental income per operating Segment result 484 4886
Less share of gross rental income of joint ventures {164) (148)
Plus share of gross rental income attributable to non-controlling interests o o 2z
Gross rental income (Note 3) o 322 340
Trading property sales proceeds - 9
Service charge income 59 62
Management and performance fees (from joint ventures) 13 2]
Other feas and commissions 24 edl
Surrender premium psyable _ e o R 2]
Revenue (consolidated income statement) h S 418 412

1 Prior year comparative has been restated for a change in accounting policy in respect of rental concessions. Refer to Note 1 for further information.

A reconciliation between net financing income in the consolidated income statement and net financing charges of £11m (2021/22:
£102m) in the segmental disclosures above can be found within Table A in the supplermentary disclosures. Of the total revenues

above, Enil (2021/22: £nil) was derived from outside the UK.
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21 Segment information continued
Segment assets

The Britisn Land Company PLC 00621920

Zampuses Retail & Futtiiment Total
2023 2022 2023 2027 2023 2022
£t £m £m £rm £m £m
Property assets
British Land Group 2,972 4,150 2,619 2788 5,591 6,938
Share of joint ventures. _ _ _ 2,687 2826 629 712 356 3538
Total 5,659 6,976 3,248 3500 8,907 10,476
Reconciliation to net assets _ _ e - A L
Restated’
2023 2022
British Land Group €m ) £m
Property asseats 8,907 10476
Gther non-current assets 141 104
Non-current assets 9,048 10,580
Other nel current liabiiities (3843 (377
EPRA net debt (3,127) (3.397)
Qther non-cyrrent liabilities _ _ — _ _ _ o) -
EPRA NTA (diluted) 5,487 6,806
MNon-controiling interests 13 15
EPRA adjustments B B . _ . - - 25 {53
Net assets ) B B B 5,525 6.768

I
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:

Prior year comparatives have been restated for @ change in accounting palicies in respect of rantal cancessions and tenant deposits Refer to Note 3 for further

2022

2023
. L. . - — _ e £m _Em
British Land and subsidiaries B a B o o ) 161 232
Share of joint ventures N - - o _ _ N . 33 332
- o B 493 554

As part of the Group’s 2030 Sustainability Strategy published in 2020, the Group commuitted to a target of net zero carbon
emissions by 2030, through affsatting 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 genearated through its development
programme. In relation to the transition vehicle commitment, as at 31 March 2023, the Group has committed to spend £i5m
(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 1L During the year the Group recognised joint venture
management feas of £13m (2021/22° £€9m). Directors area the key management personnel and have the authority and responsibifity
for planning. directing and controlling the activities of the entity. Detalls of Directors' remunaration are given in the Remuneration
Report on pages 141 to 159. Detalls of transactions with The British Land Group of Companies Pension Scheme, and other smaller
pension schemes, arg given in Note 9.
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24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent liabilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of business. It is not anticipated that any material liabilities will arise from these contingent liabilities.

25 Subsidiaries with non-controlling interests

In the prior year to 3] 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 compieted on 5 July 2021, the Group obtained
the risks and rewards of ownership of the 21.9% of Hercules Unit Trust on 1 Aprif 2021 and therefore the change in ownership
percentage and resulting non-controlling interests were reflected at this date in the financial statements. The book value of the

net assets purchased at 1 April 2021 was £40m and consequently £40m has been transferred from non-controlling interests to
shareholders equity.

As a result, the remaining non-controlling interests in Group subsidiaries, relating to 12.5% of Speke Unit Trust, are no longer material
to the Group and thereforae no further disclosure is included with respect to the ongoing nan-controlling interasts.

26 Subsequent events
There have been no significant subsequent events post the balance sheet date.
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27 Audit exemptions taken for subsidiaries

The following subsidiaries are exemp? from the requirements of the Companies Act 2006 relating to the audit of individual accounts
by virtue of Section 472A of that Act.

Entty vame . . _ . Company Number Enuty Marve o o ~ Cornpany Number
17-19 Bedford Street Limited To7z98971 BL Retail Indirect Investments Limited 12288466
18-20 Craven Hill Gardens Limited 07667839 BL Retail Properties 2 Limited 13349753
20 Brock Street Limited Q7401697 BL Retall Properties 3 Limited 04869976
Adamant investment Corporation Limited 00225149 BL Retail Warehousing Holding 06002154
Aldgate Place (GP) Limited 07829315 Company Limited

B.L.Holdings Limited 00000529 BL Shoreditch Development Limited 05326670
Bayeast Property Co Limited 00633800 8L South Camb timitea 07555233
8F Propco (No 3) Limited 05270196 BL Superstores Holding Company Limited 06002143
BF Propco (No 5) Limited 05270219 BL Thanet Limited 13843760
BF Properties (No 4) Lta 05270289 BL West (Watling House) Limited Q4067234
BF Properties (No 5) Ltd 05270030 BL West End Investments Limited 07793483
BL 5KS Holdings Limitect 13398092 BL Whiteley Limited n253224
BL Aldgate Development Limited 05070564 BL Whiteley Retail Limited 254281
BL Aldgate Holdings Limited 05876408 BLD (A) Limited 00467242
BL Bluebutton 2014 Limited 0904877 BLD (Ebury Gate) Limited 03863852
BL Broadgate Fragment 1 Limited 09400407 BLD Property Holdings Limited Q0823307
Bl Broadgate Fragment 2 Limited 09400541 BLSSP (PHCS) Limited 041040861
BL Broadgate Fragment 3 Limited 0940047 BLU Securities Limited 03323081
Bt Broadgate Fragment 4 Limited 09400409 British Land (Joint Ventures) Limited 04682740
BL Broadgate Fragment 5 Limited 0940G41% British Land Acquisitions Limited 05464168
Bl Broadgate Fragment 6 Limited 09400414 British Land City Offices Limited 03946069
BL Broadway investment Limited 10754763 Brtish Land Fund Management Limited 04450726
BL. Chess Limited 08548399 British Land In Town Retail Limited 03325066
BL City Offices Holding Company Limited 06002147 British Land Industnal Limited 00643370
BL CW Residential Holdings Limited 14178788 British Land Offices (Non-City) Limited 02740378
BL CW Uppoer LP Company Limited 1637541 British Land Offices (Non-City) No.2 Limited 06849369
B Department Stores Holding 06002135 British Land Property Advisers Limited Q2793828
Company Limited British Land Superstores {Non Securitised) 06514233
BL Eden Walk Limited 10620935 Nurmber 2 Limited

BL Euston Tower Holding Company Limited 11612398 Broadgate City Limited 01765078
BL Goodman (LP) Limited 050569072 Broadgate Properties Limited 01982350
BL HC PH CRG LLP 0CI38244 Cavendish Geared Limited 02779045
BL HC PH LLP 0OC217199 City Residential Holdings Limited 06049158
BL HC Property Holdings Limited 06894046 Drake Circus Leisure Limited 09190208
8L High Street and Shopping Centres Halding 06002148 Glenway Limited 05398994
Company Limited Hempel Holdings Limited 05341380
BL Holdings 2010 Limited 07353966 Hempel Hotels Limited Q2728455
BL Innovation Properties 2 Limited 05070554 insistmetal 2 Limited 04181514
BL Inngvation Properties Limited 12253278 London and Henley (UK) Limited 03576158
BL Intermecdhate Holding Company 2 Limited 12462158 Meadowhal! Centre Limited 035918066
BL Newport Limited 04867720 Meadowhall Centre (1999) Limited 0226117
BL Office Holding Company Limited 05985028 Moorage {Property Developments) Limited ON85513
BL Office Properties 3 Limited 14103029 Osnaburgh Street Limited 05886735
BL. Office (Non-City) Hoiding Company Limiited 06002133 Paddington 5KS GP Limited 13843749
BL Osnaburgh St Residential Limited 06874523 Paddington 5KS Hoidings Limited 13843365
BL Paddington Holding Company 2 Limited NB6E3I748 Paddington 5KS Nominee 1 Limited 13843833
BL Paddington Property 1 Limited 11863429 Paddington 5KS Nominee 2 Limited 13843823
BL Paddington Property 2 Limited N263540 Pillar City Limited 04091078
BL Paddington Property 3 Limited NB83747 Pillar Projects Limited 02444288
BL Paddington Property 4 Limited 1863835 Piltar Property Group Limited 02570618
BL Piccaailly Residential Limited 08707494 Piymouth Retad Limted 10368557
BL Residual Holding Company Limited 05995030 Project sunrise Limited _ - 01588407
BL Retail Holding Company Limited 05995033
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27 Audit exemptions taken for subsidiaries continued

Entity Name Company Nutnber Entity Name Company Number
Regent's Place Holding 1 Limited 11864369 TBL Properties Limited 03863190
Regent's Place Holding 2 Limited n884307 Teesside Leisure Park Limited 02672136
Regent’s Place Haolding Company Limited 10068705 Topside Street Limited N253428
Regents Place Management Company Limited 07136724 Wates City of London Properties Limited 0788526

TBL Holdings Limited 03837311

The following partnerships are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
of regutation 7 of The Partnerships (Accounts) Regulations 2008. The results of these partnerships are consolidated within these
Group accounts.

Name . . Name

BL Chess No 1 Limited Partnership 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 Luton Limited Partnership

Hercuies Property Limited Partnarship The Aldgate Place Limited Partnership
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FINANCIAL STATEMENTS continued

Company Balance Sheet

As at 31 March 2023

T 2028 T 2022
Note Em Em

Fixed assets

Investments and loans to subsidiaries D 23,7140 33140
Investrments in joint ventures D m e
QOther investments D 3c 34
Interest rate and currency derivative assets E 42 %6
23,423 33,388
Current assets
Debtors G 7 12
Cash and cash eguivalents E 728
24 )
Current liabilities
Short term borrowings and overdrafts E (104) 20
Creditors H (96) (85)
Amounts due to subsidiaries - (6,269 (2851
(16,469)  (26518)
Net current liabilities V(LG,:%AS) B (26@)
Total assets less current liabilities _ 6,978 6809
Non-current liabilities
Debentures and loans E (1,865) (2249
Lease liabilities (25) (25)
Deferred tax liabilities (4) -
Interest rate and currency derivative liabtlities E {67y (986)
Toesy (2370)
Net assets - ) o o B - 7 - o 5017 4439
Equity
Called up share capital 234 234
Share premium 1,308 1,307
Other reserves (&3] (5>
Merger reserve 213 213
Retained earnings ) 3,267 2,690
Total equity ] 5,017 4,439

The profit after taxation for the year ended 31 March 2023 for the Company was E791m (2021/22: £726m profit).

7 o Bty

Tim Score Bhavesh Mistry
Chairman Chief Financial Officer

The financial statements on pages 228 to 238 were approved by the Board of Directors and signed on its behalf on 16 May 2023,

Company number 621520
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Company Statement of Changes in Equity

For the yvear ended 31 March 2023

" Profit and

Share Share Other Merger loss Totak

capizal premium reserves rasarve account equity
[, ., &M EW o Em B Em . Em
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 1
Profit for the year after taxation R S - 1 79
Balance at 31 March 2023 i ... 234 1308 (5 ns 3,267 5,017
Balance at 1 April 2021 234 1,307 (5) 213 208 3867
Dividend paid - - - - Qa57) (573
Fair value of share and share option awards - - - - 3 3
Profit for the year after taxation e S S 726 72
Balance at 31 March 2022 234 1,307 (%) 213 2,690 4,439

The value of distributable reserves within the profit and loss account is £2177m (2021/22: £1,399m) (unaudited). An explanation
of how distriputable reserves are determined, and any limitations, is set out on page 231 of Mote A, within the Distributable
reserves section.
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FINANCIAL STATEMENTS continued

Notes to the Accounts

{A) Accounting policies

The financial statements for the year ended 31 March 2023 have been prepared on the historical cost basis, except for the
revaluation of derivatives which are measured at far value. These financial statements have been prepared in accordance with the
Companies Act 2006 as applicable to companies using Financial Reporting Standard 101 Reduced Disclosure Frameawork (FRS 101).

The financial statements apply the recognition, measurement and presentation reqguirernents of Uk-adopted (ntarnational
Accounting Standards in conformity with the requirements of the Companies Act 2006, but make amendments where necessary
in order ta comply with the Act and take advantage of the FRS 101 exemptions. Instances in which advantages of the FRS 101
disclosure exemptions have been taken are set out below.

The Company has taken advantage of the exemption under 5,408 Companies Act 2006, to prepare an individual profit and joss
account where Group accounts are prepared.

The Company has taken advantage of the fellowing disclosure exemptions under FR3S 101

(a) the requirements of IAS 1 'Presentation of Financial Statements’ to provide a statement of cash flows for the period;
(b) the requirements of 1AS 1to provide a statement of compliance with IFRS;

() the requirements of |AS 1 to disclose information on the management of capital;

(d) the reguirements of paragraphs 30 and 31 of |1AS B 'Accounting Policies, Changes in Accounting Estimates and Errors” to disclose
new IFRSs that have been issued but are not vet effective;

{e) the requirecments in 1AS 24 ‘Related Party Dhisclosures’ to disclose related party transactions entered into betweaen twa or more
members of a group, provided that any subsidiary which 1s a party to the transaction is wholly owned by such a member;

(f) the requirements of paragraph 17 of IAS 24 "Related Party Disclosures’ to disclose key management personnel compensation;
(g3 the requirements of IFRS 7 ‘Financial instruments’ Disclosures’ to disciose financial instruments; and

(h) the regquirements of paragraphs 91-89 of IFRS 13 ‘Fair Value Measurement’ to disclose information of fair value valuation
technigues and inputs.

New standards effective for the current accounting period do not have a material impact on the financial statements of the
Company. The two IFRIC Agenda Decisions issued in respect of rental concessions and tenant deposits (as disclosed in Note 1 of
the consolidated financial statements), have had no material impact upon the financial statemenss of the Company. The accounting
policies used are otherwise consistent with those contamed in the Comparny's financial staterments for the year endad 31 March 2022,
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(A) Accounting policies continued

Going concern

The financial statements are prepared on a going concern basis. The balance sheet shows that the Company is in a net current
liability position. This results from loans due to subsidiaries of £16,269m which are repayable on demand and therefore classified
as current liabilities. These habilities are not due to external counterparties and there is no expectation or intention that these lcans
will be repaid within the next 12 months. The net current Liability position alsc results from the F104m of facilities that are reaching
maturity within the next 12 months. The Company has access to F1.8bn of undrawn facilities and cash, which provides the Directors
with comfort that the Company will he ahle to meet these current liabilities as they fall due. As a conseguence ot this, the Directors
feel that the Company is well placed to manage its business risks successfully despite the current economic climate. Accordingly.
they believe the going concern basis is an approptiate one. See the full assessment of preparation on a going concern basis in the
corporate governance section on page 118

Investments and loans

investments in and loans to subsidiaries and joint ventures are stated at cost less any impairment. Impairment of foans is calculated
n accordance with IFRS 9 ‘Financial Instruments’. Impairment of investments is calculated in accordance with IAS 36 ‘impairment of
Assets’ Further detail 1s providea below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company’s investments in and loans to subsidiaries and joint ventures. In
estimating the requirement for impairment of 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 {FRS 9, management has assessed the recoverability of amounts due to the Company from its subsidiaries and
joint venturas. Amounts due to the Company from subsidiaries and joint ventures are recovercd through the sale of properties

and investments held by subsidiaries and joint ventures and through settling financial assets, net of financial liabilities, that the
subsidiaries and joint ventures hold with counterparties other than the Company. This is essentially equal to the net asset value of
the subsidiary or joint venture and therefore the net asset value of the subsidiary or joint venture 1s considered to be a reasonable
approximation of the available assots that could be realised to recover the amounts due and the reguirement 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 eqgual 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: £1,389m)
(unaudited). When making a distribution to shareholders, the Directors determine profits available for distribution by reference to
‘Guidance on realised and distributable profits under the Companies Act 2006’ issued by the Institute of Chartered Accountants in
England and Wales and the institute of Chartered Accountants of Scotland in April 2017,

The profits of the Company have been received predominantly in the form of interest income, gains on disposal of investments,
management and administration fee income and dividends from subsidiaries. The availability of distributabte reserves in the
Company is dependent on those dividends meeting the definition of qualifying consideration within the guidance and on availabie
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 fram intra-Group sales of investments or investment properties as distributable until
they are realised, usually through onward sale to external third parties. The distributable reserves are therefore subject to any future
restrictions or limitations at the time such distribution is made.

(B) Dividends

Details of dividends paid and proposed are included in Note 19 of the consolidated financial statements.

(C) Employee information

Employee costs include wages and salaries of £41m (2021/22: £38m), social security costs of £6m (2021/22: £6m) and pensien costs
of £4m (2021/22: £4m). Details of the Executive Directors' remuneration are disclosed in the Remuneration Report on pages 141 to
159. Details of the number of employees of the Company are disclosed in Note 8 of the consolidated financial statements. Audit fees
in refation 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 n Loans to lavestments 'n

subsidigies  subsidanes ot veniures Total

o e _ _Em _ Em . Frn o . Em_
At April 2022 - 19.270 13,870 16 34 33,290
Additions - 1189 3 2 1,222
Disposals - (2.338) - (2> (2,340
Capital distributions (9,847 - - - (9,847)
Amortisation - - - (4} (4)
Reversai of (provision for) impairment . _ _ TS B 10 Ge o - 960
As at 31 March 2023 ) 2,069 14,07} M 30 23281

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 lcans
to Joint ventures by the Company. Results of the joint ventures are set out Iin Note 11 of the consolidated financial statements. The
histarical cost of other investments is £70m (2021722 £71m).

In the year, the Company has received capitatl distributions totalling £9.847m (2021/22: £nil) from its subsidiaries following a
corporate simphfication 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 subsidiaries

that made capital injections, in accordance with 1AS 36, IFRS 2 and its accounting policy.

(E) Net dgbt

2023 2027
£m £Em
Secured on the assets of the Company
5.264% First Mortgage Debenture Bonds 2035 325 347
5.0055% First Mortgage Amortising Debentures 2035 86 88
5.357% First Mortgage Debenture Bonds 2028 L 227
T e T ee2
Unsecured
4.766% Senior US Dollar Notes 2023’ 105 101
5.003% Sentor US Dollar Notes 2026’ 65 &6
3.81% Senior Notes 2026 a7 o2
3.97% Senior Notes 2026 97 103
2.375% Sterling Unsecured Bond 2029 299 298
4.16% Samor US Dollar Notes 2025 78 77
2.67% Senior Notes 2025 E1:] 37
2.75% Senior Notes 2026 k1:3 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 104 102
Facilities and overdrafts 342 604
o _ i i 1,340 1607
Grossdebt } - ) _ o 1969 2269
Interest rate and currency derivative habilities &7 a6
Interest rate and currency denvative assets (142) (96)
Cash and cash equivalents a2
Net debt i T 1,877 2,240

1 Principal and interest on thesa borrowings were fulty hedged into Sterling at a floating rate at the tme of 1ssue
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(E) Net debt continued
Maturity analysis of net debt

The British Land Company PLC 00621920

2023 2032
o e . R _ o Em _Em
Repayable within one year and on demand 14 20
between: one and two vears ] Hol
two and five years 889 854
five and ten years 386 659
ten and fifteen years 484 485
fifteen and twenty years =B
1,865 2,249
Gross debt 1,969 2,269
interest rate and currency derivatives (75) -
Cash and cash equivalents 17) (29)
Net debt ’ 1,877 2,240
(F) Pension
The British Land Group of Companies Pension Scheme and the Defined Contribubion Pension Scherme 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 o e T T 2023 2022
. e I I L _fm
Trade and other debtors 5 [
Prepayments and accrued income - ]
Corporation tax R 2 5
lentax .. J . [ = 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 loss on trade and other debtors in accordance with IFRS 9.

(H) Creditors

Trade creditors

Other taxation and social security
Accruals and deferred income

2023 2022
Em _ Em
36 20
7 23
39 42
96 85

(D Share capital __ _

"“Ordinary shares

E__m of 25p_ each
issued, called and fully paid
At1April 2022 234 938,109,433
Share issues N - 225,544
At 31 March 2023 T T T 234 938,324,977
R —————— e — e — - T T T T T T Viorréhnary shérssﬂ
. £m of 23p each
Issued, called and fully paid
At 1 April 2027 234 937,981,992
Share issues I .z 127,441
At 31 March 2022 T T T 234 938,109,433
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FINANCIAL STATEMENTS continued

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 liakilities will
arise from the contingent liabilitias.

At 31 March 2023, the Company has £nil of capital commitments
(2021/22: £niD).

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 subsidiaries and other related undertakings at
31 March 2023 are listed on the next page. All Group entitios are
included in the consclidated financial results.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where applicable,
comprises ordinary shares uniess otherwise stated.

The Company holds the majority of its assets in UK companties,
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 kay, the registered
address of each company is York House, 45 Seymour Street,
London WI1H 71X

1 47 Esplanade, 5t Helier, Jersey JE1 OBD

2 44 Fspianade, St Helier, Jersey JE1 GBD.

3. 540 Herengracht, 1017CG, Amsterdam, Netherlands
4, St Helen's, 1 Undershaft, London EC3P 3DQ.

< Companies undergoing liguidation



(K) Disclosures relating to subsidiary

undertakings continued
Direct holdings

Company Name

BL Bluebutton 2014 Limited

BL Pavidson Limited

BL. European Fund Management LLP

BL Intermediate Holding Company Limited
BL Intaermadiate Holding Company 2 Limited
BL Shorediitch Development Limited
Bluebutton Property Management UK
Limited (50% interest)

Boldswitch (No 1) Limited

Boldswitch Limited

British Land Company Secretarial Limited
British Land Properties Limited

British Land Real Estate Limited

British Land Securities Limited

Broadgate Estates Limited

Linestair Limited

Londen and Henley Holdings Limited
Meadowhall Pensions Scheme

Trustee Limited

MSC Property Intermediate Holdings Limited
(50% interest)

Regis Property Holdings Limited

© 7 UK/Overseas Tax

Resident Status
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
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resgident

Tne Batish Land Company PLC 006821920

Indirect holdings

Company Name

1& 4 & 7 Triton Limited

10 Brock Street Limited

10 Triton Street | imited

17-19 Bedford Street Limited

18-20 Craven Hill Gardens tLimited
20 Brock Street Limited

20 Triton Street Limited

338 Euston Road Limited

350 Euston Road Limited

39 Victoria Street Limited

Adamant Investment Corporation Limited
Aldgate Place (GP) Limited
Addgate Land One Limited

Aldgate Land Two Limited
Ashband Limited

B.L. Holdings Limited

B.L.C.T. (12697 Limited (Jersey)'
Barnclass Limited

Barnarill Limited

Rayeast Property Co Limited

BF Propco (No 3) Limited

BF Propco (No 5) Limited

BF Properties (No 4) Limited

BF Properties (No 5) Limited
Birstall Co-Cwnership Trust
(Member interest) (41.25% interest)
BL 5KS Hotdings Limited

BL Aldgate Development Limited
BL Aldgate Investment Limited

BL Bradford Forster Limited

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limited
BL Broadgate Fragment 5 Limited
BL Broadgate Fragment 6 Limited
BL Broadway Investment Limited
BL Chess Limited

BL City Offices Holding Company Limited
BL CW Residential Holdings Limited
BL CW Upper GP Company Limited
(50% interest)

BL CW Upper Limited Partnership
{Partnership interest) (50% interast)
Bl CW Upper LP Company Limited
BL CW Trading GP Company Limited
(50% interest)

BL CW Trading Limited Partnership
(Partnership interest) (50% interest)
EL Department Stores Holding
Company Limited

BL Doncaster Wheatley Limited

8L Drummond Properties Limited
Bl Ealing Limited

BL Ealing Holding Company Limited

Gr/Ovorscas Tax
Reosident 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 Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
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Company Name . A
BL Eden Walk Limited

BL Eurcpean Holdings Limited

BL Euston Tower Helding Company Limited
Bl Fixed Uphft Fund Limited Partnership
{Partnership interest)

BL Fixed Uplift General Partner Limited
8L Fixed Uplift Nominee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Goodman (General Partner) Limited
(5C% interest)

BL Goodman Limited Partnership

(50% interest)

BL Goedman (LP) Limited

BL HB Investments Limited

BL HC (DSCH) Limited

BL HC (DSCLD Limited

BL HC Doliview 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 interest)

Bl HC PH No 1 LLP (Member interest)
BL HC PH No 2 LLP {(Member interast)
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 Street and Shopping Centres
Holding Company Limited

Bl Holdings 2010 Limited

BL Innovation Properties Limited

BL Innovation Propertes 2 Limited

BL Lancaster Investments Limited

Bi Lancaster Limited Partnership
(Partnership interest)

Bi. Leisure and industrial Holding
Company Limited

BL Logistics Investment Limited

BL Logistics Investment 2 Limited

Bl Logistics Investment 3 Lirmited

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

8L Office (Non-City) Heolding

Company 1.imited

BL Office Holding Company Limited

BL Osnaburgh St Residential Lid

B Paddington Holding Company T Limited
8L Paddington Holding Company 2 Limited
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

Bt Paddingion Property 4 Limited

BL Piccadily Residential Limited

8L Residual Holding Company Limited
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LK/ Overscas Tax
Resiagnt 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

U¥ Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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Compsny Narme
BL Retail Holcing Company Limited
BL Retail Indirect Investments Limited
BL Retail Investment Holdings Limited
BL Retail Properties Limited

BL Retail Properties 2 Limited

BL Retail Properties 3 Limited

BL Retail Property Heldings Limited
Bl Retail Warehousing Holding
Company Limited

BL Sainsbury Superstores Limited
(50% interest)*

BL Shoreditch General Partner Limited
BL Shorediteh Limited Partnership
(Partnership interest)

BL Shoreditch MNo. 1 Limited

BL Shoreditch No. 2 Limited

BL South Camb Limited

BL Superstores Hoiding Company Limited
BL Thanet Limited

BL Triton Buiiding Residential Limited
BL Tunbridge Wells Limited

BL Unitholder No. 1 (J) Limited (Jersey)’

8L Unitholder No. 2 (J) Limited (Jersey)’

BL Universal Limited

Bl West {(Watling House) Limited

BL West End Investmenis Limited

BL West End Offices Limited Partnership
BL West End Offices Limited (25% intarest)
BL Whiteley Limited

BL Whiteley Retal Limited

BL Woolwich Limited

Bl Woolwich Nominee 1 Limited

BL Woolwich Nominee 2 Limited
Blackwall (D

BLD (A) Limited

BLD (Ebury Gate) Limited

BLD (S Limited

BLD Property Hoidings Limited

BLSSP (PHC 5) Limited

BLU Estates Limited

BLU Property Management Limited

BLYU Secunities Limited

British Land (Joint Ventures) Limited
British Land Acquisitions Limited

British Land City Offices Limited

British Land Fund Management Limited
British Land Hercules Limited

British Land in Town Retad Limited
British Land Industnal Limited

Bntish Land Investment

Management Limited

British Land Cffices (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

LA/ Cvarseas Tax
Res dent Status

‘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
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax 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
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident



Cormpany Name . L
Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Court Investments Limited
Broadgate Estates Limited

Broadgate Investment Holdings Limited
Broadgate Properties Limited
Broadgate REIT Limited (50% interest)’
Broughtnn Retail Park Limited (Jersey)'

Broughton Unit Trust (Units)’

Brunswick Park Limited

BVP Developments Limited

Cavendish Geared Limited

Cheshine Properties Limited

Chester Limited'

Chirisilu Nominees Limited

City of London Office Unit Trust (Jersey)
(Units) (35.94% interest)’

City Residential Holdings L.imited
Clarges Estate Property Management
Co Limited

Cornish Residential Properties

Trading Limited

Crescent West Properties

Deepdale Co-Ownership Trust

(50% interest)

Grake Circus Centre Limited

Drake Cireus Leisure Limited

Drake Property Holdings Limited

Drake Property Nominee (No. 1) Limited
Drake Property Nominee (No. 2) Limited
Eden Walk Shopping Centre General Partner
Limited (50% interest)

Eden Walk Shopping Centre Umit Trust”
(50% interest) (Jersey) (Units)y®

Elk Mill Qldham 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 Properihies Limited

Gibraltar General Partner Limited

{50% interest)

Gibraltar Nomineas Limited {(50% interest)
Giltbrook Retail Park Nottingham Limited
Glenway Limited

Hempel Holdings Limited

Hempel Hotels Limited

Hercules Property UK Holdings Limited
Hercules Property UK Limited

Hercules Unit Trust (Jersey) (L.Inits)1

Hereford Old Market Limited
Hereford Shopping Centre GP Limited

UK/Overseas Tax
Resident Statds

UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas 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
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
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Hereford Shopping Centre Limited
Partnership
HUT Investments Limited (Jersey)'

Company Name

Industrial Real Estate Limited
Insistmetal 2 Limited

Ivarydell Limited

Lancaster General Partner Limited
London and Henley (UK) Limited
Lonebridge UK Limited

Longford Street Residentiai Limited
Ludgate Investment Holdings Limited
Mayfair Propertias

Mayflower Retail Park Basildon Limited
Meadowhall Centre (1999) Limited
Meadowha!l Centre Limited
Meadowhall Centre Pansion Scheme
Trustees Limited

Meadowhall Estates (UK) Limited
Meadowhall Group (MLP) Limited
Meadowhall Holdings Limited
Meadowha!l Opportunities

Nominee 1 Limited

Meadowhall Opportunities

Nominee 2 Limited

Mercart

Mercar: Holdings Limited

Moorage (Property Developments) Limited
Nugent Shopping Park Lirmited

One Hundred Ludgate Hill

Crbital Shopping Park Swindon Limited
Qsnaburgh Street Limited
Paddington 3KS Investments Limited
Paddington 5KS GP Limited
Paddington 5KS Holdings Limited
Paddington 5KS Investment Limited
Partnership (50% interast)
Paddington 5KS Neminee 1 Limited
Paddington 5KS Nominee 2 Limited
Paddington 5KS Holding Unit Trust
(Jersey) (Units)

Paddington Property Investment

LKS GP Limited

Paddington Property Investment GP Limited
Paddington Property Investment Limited
Partnership (25% interest)

Parwick Holdings Limited

Parwick investments Limited
Piccadilly Residential Limited

Pillar (Dartfard) Limited

Pillar (Fulham) Limited

Pillar City Limited

Pillar Dartford Ne.l Limited

Pillar Denton Limited

Piltar Europe Management Limited
Pillar Hercules No.2 Limited

Pillar Nugent Limited

Pillar Projects Limited

Pillar Property Group Limited
PillarStore Limited
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UK/ Owerseas Tax
Resident Status

" UK Tax Resident

COverseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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Sompany Name
Plymouth Retail Limited
Power Court GP Limited
Power Court Luton Limited Partnership
{Partnership interest)

Project Sunrise Limited

Reading Gate Retail Park Co-Ownarship
(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 Propertles

Seymour Street Homes Limited
Shoreditch Support Limited

Southgate General Partner Limited

(50% interest?

Southgate Property Unit Trust

(Jersey) (Uniis)

Speke Unit Trust (87.5% interest)

(Jersey) (Units)’

St. Stephens Shopping Centre Limited
Stockion Retall Park Limited

Storey Offices Limited

Storey Spaces Limited

TBL (Bromley) Limited

T8L Holdings Limited

TBL Properties Limited

Teasside Leisure Park Uimited (31% mterast)
The Aldgate Place Limited Partnership
{Partnership interest)

The Dartford Partnership (Member interest)
{50% interest)

The Gibraltar Limited Partnership
(Partnership interest) (50% interest)

The Herculaes Broperty Limited Partnership
(Partnership)

The Leadenhall Development Company
Limited (50% interest)

The Mary Street Estate Limited

The Whiteley Co-Ownership (Member
interest) (0% interest)

Thurrock Retail Park Unit Trust’

Tollgate Centra Colchester Limited

Topside Street Limited

Tweed Premier 4 Limited

Unian Property Corporation Limited

Union Property Holdings (London) Limited
United Kingdom Praperty Company Limited
Valentme Co-ownership Trust (Member
intarest) (50% interest)

Valentine Unit Trust (Jersey) (Units)

Wates City of London Properties Limited

Waestbourne Terrace Partnership
(Partnershig interast)

238

Uk/Overseas Tax
Rasident $tatus

‘UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Resident
Qverseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

Overscas Tax
Resident

UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

QOverseas Tax
Residant

UK Tax Resident
UK Tax Resident
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Campany Name
Whiteley Shopping Centre Unit Trust
(Jersey) (Units)’

WOSC GP Limited (25% interest)

WOSC Partners LP (Partnership interest)
(25% nteresty

Uk /Quarseas Tax
_Resident Status
Overseas Tax
Resident
LUK Tax Resident
UK Tax Resident
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Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summary income statement and balance sheet (Unaudited)

Summary income statement based on proportional consolidation for the year ended 31 March 2023

The following pro forma information is unaudited and does not form part of the consolidated primary statements or the notes
thereto, it presents the results of the Group, with its share of the results of joint ventures included on a hne-by-line kbasis and
excluding non-controlling interests.

Restatod

Year ended 31 March 2023 — . Year ended 31 March 2022 .
| 55 non- Less non-
Jeint controlling Praportionally Jont controling  Proport onallty
Greup ventures interasts consalidated Croup ventures interests  cansoldated
e N . LU fm ____Em _ Em _Em _Em . Em . fEm
Gross rental income? 331 164 {2} 493 247 148 (23 493
Property operating expenses (28 @ 1 @n Gy 08 T (B8
Net rental income 303 144 (@] 446 295 132 (2 425
Administrative expenges® (88) ) - (89) (88) m - 89
MNet fees and other income 18 - - 18 13 - - 13
Ungeared income return 233 143 (U] 375 220 131 (2) 349
Net financing charges €0y (5D - am (33)  @n - _ g0z
Underlying Profit 173 92 ()] 264 165 84 (2) 247
Underlying taxation ] (O] - - (o)} 4 - - 4
Underlying Profit after taxation =~ 172 = 92 283 89 84 @ ozl
Valuation movement (see Note 4) {1,365) 642
Other capital and taxation (net)* 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 1fer further information.

2. Group gross rental income includes £9m (2021/22. £7m) of all-inclusive rents relating to service charge income and excludes the surrender prermium payable of
Enmil (2021/22: £29m) within the Capital and other column of the income statement

3 Administrative expensss includes £7m (2071/27. £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 on
a line-by-line basis, and excluding nan-controlling interests, and assuming full dilution.

Mark-to-

markat an Valuation Intangibles EPRA

Share Less non- derivatives and surplus on and NTA

of joint controlling Share related debt Lease trading Deferred 31 March

Group  ventures interesis options adjustmants [kabilities properties tax 2023

£m £Em £m £m Em £m Em £m £m
Campuses properties 3,034 2,690 - - - 72) 7 - 5,659 6,976
Retal & Fulfiiment properties 2,665 644  (13) - I & - _ _._-. 3B248 3500
Total properties? 5,699 3,334 (13) - - 120) 7 - 8,907 10,476
investments in joint ventures 2,206 (2,206) - - - - - - - -
Other investments 58 - - - - - - {8) 50 48
Other net (liabilities) assets (369  (109) 1 14 - 120 - - (343) (321
Deferred tax liability (4) ()] - - - - - & - -
Net debt® (2,065) (1,077 a - (44) - - - {3,127y (3,397)
Netassets = 5535 - asn_ __ 14 “wy -7 (2> 5487 6806
EPRA NTA per share (Note 2) 588p 730p

1. Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits. Rofer to Note 1 for
further information.

2. Included within the total property value of £8,907m (2021/22: £10.476m) are right-of-use assets net of lease liabilities of £9m (2021/22; £9m), which in
substance, relate to properties held under leasing agreements, The fair values of nght-of-use assets are determined by calculating the present value of net
rentai cash flows over the term of the lease agraements,

3. EPRA ret debt of £3,127rm rapresents adjusted net debt used in Proportionally consolidated 1 TV and Net Debt to EBITDA caiculations of £3.221m {see Note 17},
less tenant deposits of £49m and issue costs and fair value hedge adjustments of £45m.
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued
EPRA MNet Tangible Assets movement

Rostated
Year encded ear enced
__ SiMarch 2023 StMarch 202z
Pence Pence
e e e m e e - e e - - — — _ .. __fEm_ pershare  Em = pershare
Opening EPRA NTA 6,806 730 6,080 651
income return 263 28 251 27
Capital return {1,367) 147) 632 62
Dividend paid . _ ... @S @n _ash o an
Closing EPRA NTA 5,487 588 6.806 730
1. Prior year comparatives have been restated for a change in accounting poticies in respect of rental concessions and tenamt deposits. Refer to Note 1 for
further informatiorn.
Table B: EPRA Performance measures
EPRA Performance measures summary table
Festatea’
2023 zsoazz
o - ) 7!’>enE§ 77777 - - - 3:CHCE‘7
v — - - - — - R _Em_ pershare  gmy o porshare
EPRA Earnings - basic 263 284 234 253
- . _rdiluted . S 2 283 234 352
R ~ _ : o _Percentage ~ _Percentage
EPRA Net initial Yield 5.1% 43%
EPRA ‘topped-up’ Net initial Yield 5.7% 4.9%
EPRA Vacancy Rate 6.3% 6.3%
EPRA Cost Ratio (including direct vacancy costs) 19.5% 25.6%
EPRA Cost Ratic (excluding direct vacancy costs) 12.6% 16.5%
1. Prior year comparative has been rastated for a change in accounting poiicy in respect of rental concessions Refar te Note 1for further information
Rostatod
2023 2022
77 Netasset - Tonetassar
value par value per
Net assets share et assots share
. R e e - - - . - L U . Em_ Apence) _Em_ {pence
EPRA NTA 5,487 588 5806 730
EPRA NRV 6,029 646 7,438 798
EPRA MNDV o , e B} _5.858  BO6 6577 = 708
o o . . . . L e S o Percentage .. . _Percentage
EPRALTV 39.5% 357%

1. Prior year cormparatives have been restatad for a change in accounting policies in respect of rental concessions and tenant deposits Refer to Nota T for
further information
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Table B continued
Calculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share (Audited)

Restated’
2023 20272
el e e _Em JEm o
(Loss) profit attributable to the shareholders of the Company (1,038) 963
Exclude:
Group - current taxation 1 22
Group - deferred taxation 4 -
Group -~ valuation movement 798 475)
Group - loss (profit) on disposal of investment properties and investments 30 (45)
Group - Capital and other surrender premia payable (see Note 33 - 29
Joint ventures - valuation movement (including result on disposals) (see Note 4) 567 (167)
Joint ventures - Capital financing charges 8) 4
Joint ventures - deferred taxation - -
Changes in fair value of financial instruments and associated close-out costs (88) 60
Non-controlling interests in respect of the above o o L 2
Underlying Profit T S S . 284 247
Group = Under ying current taxation - - e T L -
Underlying Earnings - basic and diluted o 283 25
Group - Capital and other surrender premia | payable (see Note 3) - 29
Group - reclassification of foreign exchange differances (see Note 63 o e 1z
EPRA Earnings - basic and diluted o o 283 234
(Loss) profit attributable to the shareholders of the Company o - B © (,038) 963
IFRS Earnings - basic and diluted (1,038) 963
1. Prior year comDarahves have been restated for a change in accounting pol cyin rebpect of rental concessions. Refer to Mote 1 for further information.
T et T T/ T T T - 2023 o i?b??
Number Number
e o miltion mullion
Weighted average number of shares 938 938
Adjustment for treasury shares S S M
IFRS/EPRA/Underlying Weighted average number of shares (basicy . 927 927

Dilutive effect of share options
Dilutive effect of ESOP shares

EPRA/Uhderlymg Welghted average number of shares (dirluted)r

Remove anti- dilutive effect " o ' b \j

IFRS Weighted average number of shares (diluted) 927 930
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FINANCIAL STATEMENTS concinued

Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued
Net assets per share (Audited)

Restatea'
77777 2023 o . zo22
Pence Pence
Em per share £m per share

FRSnetassets . _ e i 5528 _ 6768 _
Deferred tax arising on revaiuation movements 6 -
Mark-to-market on derivatives and related debt adjustments (44) 46

Dilution effect of share options 14 8

Surplus on trading properties ? 8

Intangible assets (8) 9

Less non-controlling interests . _ . . B 1= S s _
EPRANTA . . .. 5487 588 6806 730
Intangible assets 8 =)
Purchasers’ costs -~ ) B L 834 - 823
EPRANRV _ _ 6029 46 7438 798
Deferred tax arising on revaluation movements (7) 2
Purchasers’ costs (534) (823
Mark-to-market on derivatives and related debt adjustments 44 (46)
Mark-to-marketondebt — . - U 4.0 .
EPRA NDV 5,658 606 6,577 7086

Tng Bribish Land Company PLC Q0B21920

1. Prior year comparatives have heen restated for a change in sccounting policies in respect of rental concessions and tenant deposits Refer to Note 1 for

further information.

EPRA NTA is considered to be the most relevant measure for the Group and 1s 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, deferred tax is only provided at each balance sheet date on properties outside the REIT regime. As a result deferred taxes are
excluded from EPRA NTA for properties withun the REIT regime. For properties outside of the REIT regime, deferred tax is included
1o the extent that it is expected to crystallise, based on the Group's track record and tax structuring. EPRA NRV reflects what would
be needed to recreate the Group through the investment markets based on its current capital and financing structure. EPRA NDV
reflects shareholders' value which would be recoverable under a disposal scenario, with deferred tax and financial instruments

recognised at the full extent of their Liability.

“2023

2072

Number Mamber

e F R _ - _ . - — ___millian ___mhen
Number of shares at year end %11 933
Adjustment for treasury shares . __ _ anooo o an
IFRS/EPRA number of shares (basic) . - _ . % 977

Dilutive effect of share obﬂons ) i ) - ) 3 3

Dilutive effect of ESOP shares - o N - - e 3 2

1FRS/EPRA number of shares (diluted) 933 932
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Table B continued

EPRA Net Initial Yield and ‘topped-up’ Net Initial Yield (Unaudited)

e Brntish Land Company PLC Q0821920

2023 2022
e o o R . Em_ £m
investment property - wholly owned 5,582 6,929
Investment property - share of joint ventures 3,316 3538
Less developments, residential and land _ Q,383) (1,168)
Completed property portfolio 7.535 9,299
Allowance for estimated purchasers’ costs 525 672
Gross up completed property portfolio valuation (A) _ . ._8060 997
Annualised cash passing rental income 443 457
Property outgoings e IR & . O ¢ X))
Annualisednetrents(8) 409 424
Rent expiration of rent-free periods and fixed uplifts' _ s el
‘Topped-up’ net annualised rent (C) - 463 485
EPRA Net Initial Yield (B/A) 5.1% 43%
EPRA ‘topped-up’ Net Initial Yield (C/_A) o 5.7% 4.9%
Including fixed/minirmurm uplifts received in lieu of rental growth o &6 5
Total '-i"opped-up’ net rents (D) S 469 490
Overall ‘topped-up’ Net Initial Yield (D/A) _ e 58% _ _ 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% 5.2%

1. The weighted average penod over which rent-free periods expire is one year (2021/22: one year).

EPRA Net Initial Yield (NIY) basis of calculation

EPRA NIY 15 calculated as the annualised net rent (on a cash flow basis), divided by the gross value of the completed property
portfolio. The valuation of cur compieted property portfolio is determined by our external valuers as at 31 March 2023, plus an

allowance for estimated purchasers’ costs. Estimated purchasers' costs are determined by the relevant stamp duty liability, plus
an estimate by our valuers of agent and legal fees on notional acquisition. The net rent deduction allowed for property outgoings
is based on our valuers’ assumptions on future recurring non-recoverable revenue expenditure.

in calculating the EPRA ‘topped-up’ NiY, the annualised net rent is increased by the total contracted rent from expiry of rent-free
pericds and future contracted rental uplifts where defined as not in lieu of growth. Overall topped-up' NIY is calculated by adding
any other contracted future uplift to the topped-up’ net annualised rent.

The net reversionary yield is calcuiated by dividing the total estimated rental value (ERV) for the completed property portfolio,
as determined by our external valuers, by the gross completed property portfolio valuation
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FINANCIAL STATEMENTS continued

Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued
The EPRA Vacancy Rate is calculated as the ERV of the unrented, lettable space as a proportion of the total rental value of the
completed property portiolio.

T3iMarch | 31March

2023 2022
o o . o o . o . B L . o o ~ I L _ Em L £mﬁ
Annualised potential rental value of vacant premises 3 33
Annualised patential remtal value for tho completed property porifolio 4986 526
EPRA Vacancy Rate 6.3% 6.3%

The above is stated for the UK portfolio only. A discussion of significant factors affecting vacancy rates is included within the
Strategic Report (page 17)

Restarec
z023 2022
[ . — - - — e [ - .. fm Er
Property operating expenses 27 52
Administrative expenses 88 ag
Share of jaint ventures expenscs 21 17
Less: Performance and management fees (from joint ventures) Qa3 (9
Net other fees and commissions (5 4)
. Ground rent costs and operating expenses de facto included inrents L . {28) (25
EPRA Costs (including direct vacancy costs) (&) ' 90 e
Direct VégﬁﬂCX_CIOSF__S__ R B . B = _ . {32) (4z)
EPRA Costs (exéluding direct \iacanT:)} coéts) (é) B - o - - B 7 sg “77
Gross Rental Income less ground rent costs and operating expenses de facto included in rents 294 325
Share of joint ventures (GRI less ground rent costs) . . .. s 140
Total Gross rental income Jess grourid rent costs {99 o 462 465
EPRA Cost Ratio (including direct vacancy costs) (A/C) 19.5% 256%
EPRA Cost Ratio (excluding direct vacancy costs) (B/C) 12.6% 16.5%
impairment of tenant debtors, tenant incentives and accrued income (D) {6) Q)]
Adjusted EPRA Cost Ratio (including direct vacancy costs and excluding impairment of tenant debtors,
accrued income, tenant incentives and contracted rent increases) (A-D)/C 20.8% 258%
Adjusted EPRA Cost Ratio (excluding direct vacancy costs and exciuding impairment of tenant debtors,
accrued income, tenant incentives and contracted rent increases) (B-D)/C__ o 13e%_ 168%
Ovreﬁr_[w_g_:aq _and operating expenses capitalised (including share of joint ventures) 1o 7

1. Pricr year comparatives have biean restated for a change in accounting policy in respect of rentai concessions Refer to Note 1 for further information.

In the current year, employee costs in relation to staff time on development projects have been capitalised into the base cost of
relevant developmant 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 imparment of tenant debtors, tenant
incentives and accrued income, to show the inapact of these items on the ratios.
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Table C: Gross rental income (Audited)

Rent recewable”

Spreading of tenant incentives and contracted rent increasos

Surrender premia
Gross rental income

The British Lana Company PLC G0e21920

Restated'

2023 2022
o Em LEm
463 479
27 n
3 3
493 493

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 rentat income includes £8m (2021/22: £7m) of all-inciusive rents relating to service charge income.

The current and prior vear information 1s presented on a proportionally consclidated basis, excluding non-controlling interests.

Table D: Property related capital expenditure (Unaudited)

Year ended 31 March 2023

Acquisiticns

Develepment

investment properties
incremental iettable space
No incremental lettable space
Tenant incentives

Other material non-gllocated types of expenditure

Capitalised interest

Total property related capﬁiﬂij}awljgﬁpenditurg ) 77

Conversion from accrual to cash basis

Total proﬁérty related c'apiiﬂtiarl expenditure on cash basis

Joint

Group vantures

£m £m

158 -

156 106

80 26

2 1

3 3
L

389 139

s0) _ ®&

339 133

Total
£m

158

262

472

Year cnded 31 March 2022

Group
Em

586
175

Jont

ventures Totat
£m Em

34 630

33 208

- 1

25 37

3 24

3 5

1 7
99 ez
D 35

ez 947

The above is presented on a proportionallty consolidated basis, excluding non-controlling interests and business combinations. The
‘Other material non-allocated types of expenditure’ category ¢ontains capitalised staff costs of £6m (2021/22: E5m).

Table E: EPRA LTV (Unaudited)

Yaar endad 31 March 2023

Proportlonateiy
conselidated

" Yoar ended 31 March 2022
Proportionately
consolidatod

Share Man- Share “rion-
of Joint controling of Joint  controiling
Group Ventures Interasts Tatal Group Yentures interasis Total
£m £m £m £m fm_ g Em __fm
Include: o B
Gross debt 2,250 1,198 - 3,448 2,562 1,886 - 3,648
Net payables 27 93 - 364 261 97 - 358
Exclude:
Cash and cash equivalents w2 asny 1 (276) am oAy 1 @sh
EPRA Net Debt (A) 2,396 1,139 1 3536 2712 1,042 1 3755
Include:
Property portfolio valuation 5,595 3,316 (13) 8,898 5,944 3538 (15) 10,467
Cther financial assets 50 - 32 - - 32
Intangibfes L ) B - 9 - -8
EPRA Total Property Value (B) 5,653 3,316 5,985 3528 (15) 10,508
EPRA LTV (A/B) 42 4% 39.5% 28.8% 35.7%
British Land Annual Report and Accounts 2023 245




OTHER

Data includes Group's share of Joint Ventures

FY23 rent coliection

INFORMATION (UNAUDITED)

Tne Briish Land Company PLC 00621920

,:LEn}iégbcE{Né?p E;@E@gozz and 24 ,",437’:7’:}9.5% 7 N . S Offices B Rg:éi ol
Received 100% 98% 99%
Outstanding L - - S - 1%
Total 100% 100% 100%
£187m £260m £447m
March quarter 2023 rent collection
Ren: ci@@iqgen 25 March 2023 and 9 May 29'23'7:; a o N . N . OTces ?@_
Received 99% 95%
Outstanding - . e . 5%
Total 100% 100%
E44m £95m
Purchases
T ’ ) B - ) T ) o Pree " Price T Annuatsoo
(100 %) (3_ Sharc) Not Runts
Since 1 Apre 2023 o - Jsecter . LEm L Em £
Completed
DFS, Cambridge Retail Parks 7 7 1
Solartron Retail Park Retail Parks 35 35 3
Capitol Retail Park Retail Parks 51 51 5
Waeastwood 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 8 -
Total - B o - 203 203 13
b Betish Lang share of annuabised rent topped ue for rent frees
Sales
N i o o N o o Price TPrice Anrualsed
[Q[elel) (BL Zharo) Net Rants
S‘ncoi;lr\! 2()72737 . o L e - o ___%_Ectsr o E_r_vj . R £m . 5'1
Completed
Debenhams Chester Other Retail 1 1 -
Deepdale Shopping Park, Preston Retail Park 61 31 2
Debenhams, Cardiff Other Retadl 3 3 -
Paddington Central (75% sale) Campuses 939 694 27
Exchanged
126-134 Baker Street? Office 17 17 1
Total - B B ] T 1,02i- B 748 30

1 British Lang snare of annualiscd rant toooad up for ront fraes

2 Exchangec and compiatea 2ost neniod ero
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Portfolio Valuation by Sector

The @rntish Land Company PLC 00621920

Change o
Group Jont ventures Tatal - o
At 31 March 2025 £m £m o Em I o A
West End ’ 2208 330 2,538 (2.5 (M2 M3y
City 494 2,072 2,566 (3.63 .8) (14.8)
Canada Water & other Campuses 171 285 456 (1.6) (16.2) {17.43
Residential’ 90 - SO 13.2 m.2> 08
Campuses 2,963 2,687 _ 5,650 Ln M9 as.n
Retait Parks T T Rmoo T 7e 1,976 (3.7 (6 9) (0.2
Shopping Centre 309 437 746 2.1 (5.6) (7.6
London Urban Logistics 258 5 263 (6.0) (19.3) (24.2)
Othar Retail 252 n 263 (4.23 (GRD] (9.7)
Retail & London Urban Logistics 2,619 629 3,248 8 ___Gn . 009
Total 5582 3316 8,898 (3.0) _ (10.4)  (12.3)
Standing Investments "Ta,7a5° 2,798 7,543 (3.2) (9.4) aLn
Developments 837 518 1,355 (1.5) {15.5) Q5.7
On a proportionally consolidated basis inciucing the Group's sharc of joint ventures and exciuding nan-controlling interests
1. Valuation movemoent durning the oeriod (after taking account of caoital expenditure) of properties held at the balance snect date, including developments
{classified by end use), purchases and salcs
2. Standalone rasidential
Gross Rental Income’
o ) T 12 rronths to SIM_arcl’EZS_____ " Annualsed as at B March 2023
Accountng Basis fm Group Jomtwventures  Total Group ~ Jont ventures - Total
West End 1= B 23 12 85 15 100
City 15 90 105 15 93 108
Other Campuses il 3z 14 9 k3 12
Residential? - - - - - -
Campuses — n._ ns 28 _ 109 m 220
Retail Parks T 129 16 155 137 14 151
Shopping Centre a0 40 80 39 41 80
London Urban Logistics 7 - 7 8 - 8
Other Retait 9 i 20 20 1 oy
Retail & London Urban Logistics 205 57 262 204 56 260
Total T 320 173 493 313 167 480

Qn a proportionally conschidated basis including the Group's share of joint ventures and excluding non-controliing interests
1. Gross rental income will differ from annualised vaiuation rents gue to accounting agjustments for fixed & minimum contracted renatal uphfts and lease incentives

2. Standalone residential
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OTHER INFORMATION (UNAUDITED) continued

Portfolio Net Yields'?

Lang Company PLC Q0621920

As at 31 March 2025 LORA et SORA opped Overs | topped  Net 6w va‘cnt-"vg} etiv v‘a‘pnr Net | ERW Crowin

nvalye d up net mitial up netonihial ya'd yiald FEVENS ONarY N
% yeld yela % moverent y o
— — _— _* . . - bes % .

West End 3.3 4.4 4.4 5.0 72 .4 40

City 4.0 4.8 4.8 50 59 5.5 13

Other Campuses 532 53 5.7 5.5 43 6.2 0.2

Campuses S . 37 .48 46 50 70 &5 2.6

Retail Parks 7.0 7.4 7.5 5.6 71 6.6 2.8

Shopping Centre 79 8.3 85 7.9 39 7.8 1.2

London Urban Logistics 3.2 3.2 33 4.6 87 4.9 26.4

Other Retail 68 71 7.3 7.0 75 6.4 (C.3)

Retall & London Urban Logistics =~ .83 _ 73 74 68 72 68 30

Total 5.1 5.7 5.8 5.8 71 6.0 2.8

On a propcriionally conschidated basis incluging the Group’s share of joint veatures and excluding nan-contratling interests

Resigential consists of anly gevelopments and ground rents, Lhoreoy excluded from yield analysis

1. iacludimg notional purchaser's costs

2. Excluaing committed gavelopments, assets hald for deveiopment and resigential azscts

3. incluting rent contracted from expiry of rent-free periods and fixad uplifts not in leu of rental arowtn

4 nclugding fixed/ unimum uplifts (excluded from EPRA definition)

&, As calculated by MSC!

Total Property Return (as calculated by MSC1)

12 months to § March 2023 - offces o Rewd o Tom

%o o o _ Britshiang’ o oMsci Brtshlang” 0 MSC Brush Lanc Msct

Capital Return (14.2) (15.3) Mmn Q273 (3.1 (6.1

- ERV Growth 26 1.6 3.0 Q.4 2.8 3.5

- Yield Movemant' 70 bps 104 bps 72 bps 67 bps 71 bps 108 bps

Income Return o 27 6 68 5.4 4 4.1

Total Property Return 1.9 {12.3) (5.0) (7.9} (9.5} {12.6)

On a oroportianaily consohidatad hasis including tne Group's share of joint ventures and excluding non-controlling intarests
1. Net equivilont yield movemeant
2 Bribisn Land Offices reflacts Camnuses, Britisn Land Retal reflects Retail & London Urban Logistics
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Tap 20 Occupiers by Sector

%of

Retal & London

As at 31 March 2023

Wrban i ogistics rent

As at 31 March 2023

Tne British | and Company PLC 0621520

% of
Campusas rent

HE- ________dé_rj___Urban Logistics Campuses

51 Meta T 20.3
Walgreens (Boots) 4.3 dentsu 55
M&S 3.7 Herbert Smith Freehills 34
J0 Sports 3.2 SEFE Energy 31
Currys Ple 31 Vodafone 2.8
TJX (TK Maxx) 2.9 Sumitomo Mitsui 26
Sainsbury 2.6 Deutsche Bank 2.2
Frasers Group 74 Janus Hendarson 2.0
DFS Furniture 21 TP ICAP Pic 1.8
Asda Group 2.0 The Interpublic Group 1.8
Tesco Plic 2.0 Softbank Group 1.8
Kingfishar 2.0 Reed Smith' 1.7
TG Friday's 19 Mayer Brown 1.7
Hutchison Whampoa 1.8 Mimecast Pic 15
Homebase 14 Milbank LLP 15
Primark 1.4 Credit Agricole 14
River lsland 14 Accor 13
Pets at Home 1.3 Monzo Bank 1.3
wWilkinson 12 Visa International 1.2
H&M o 10 Dimensicnal Fund Advisors - 1.0
Total top 20 B 468 Totaltop 20 59.9
1. Taxing into account ther pre-lot of 114,000 sg ft at Norton Folgate, % contracted rent would nise to 3.7%.
Major Holdings
’ T T Talshae sqft Rent 100%)  Occupancy Lnaso
As at 31 March 2025 e % oo, . Peo | _Empat vate %70 lengthyrstt
Broadgate 50 4,468 192 949 6.0
Regent's Place 100 1,740 83 98.0 29
Paddington Central 25 958 13 99.4 8.5
Meadowhall, Sheffield 100 569 15 991 2.2
Glasgow Fort, Glasgow 00 510 17 99.9 51
Teesside, Stockton 100 198 7 100.0 6.1
Hannah Close, Wembley 100 246 4 100.0 2.8
Ealing Broadway, London 50 1,500 n 96.8 38
Drake's Circus, Plymouth 100 1,130 17 92.4 50
Giltbrook, Nottingham 100 540 12 94.9 4.2
1. Annuahsed EPRA contracted rent including 100% of joint vontures
2 Includes accommodation under offer or subjoct to asset managemant
3. Weighted average to first break
4, Fxcludes commutted and near term davelopments
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OTHER INFORMATION (UNAUDITED) caontinued

Lease Length & Occupancy

The British Lana Comaany PLC 00621920

. ‘average imase jengtnyrs Occupancy tate %
As at 3} NFar(:h IL% _ _ o Toorpry To br_eak _!:_t_F?_A OL‘C;_,[?_()_HC‘;‘ W‘_O_ccupa[\gy <!
West End o T - ) 8.9 8.3 919 968
City 71 6.1 92 4 952
Other Campuses 59 6.0 100.0 100.0
Residential? 13.2 13.2 10C.0 100.0
Campuses T - 80 72 924 962
Retail Parks 7 T 6.0 45 961 388
Shepping Centre 55 4.2 925 941
Landon Urban Lagistics 3.7 26 998 99.8
Other Retail 8.0 7.6 95.0 96.4
Retail & London Urban Logistics - 59 4.6 95.1 97.3
Total o - K e 6.8 5.7 93.7 96.7

1. Space allocated to Steroy is sNown as cccuped whorg thore is a Storoy tenant in place otherwisc 1t 13 $n0wWn as vacant Total occucancy for Campuses woulld nise

from 96.2% ta 96.4% If Storey space ware assumad to ba fully lst
2 includes accammadation undeor offor ar subjoct to asset managoment

% Where occupiars nave entored admivistration or CVA but are still flanie for rates, those ara treated as scouoied If umits in admunistration are treated as vacant.
then tae occupancy rate for Botad & London Urban Logistics would reduce from 97 4% to 96.8% and total occupancy wouild roduce from 93 7% 10 96.4%

4, Standalone resident:al

2023
ff ar 31 March 2_9£_~ . — o - o % o . _Em
West End ) 34.5 285 2,538
City 27.3 28.9 2566
Canada Water & other Campuses 4. 51 456
Residential’ Q.7 1.C a0
Campuses ) . 66.6 63.5 5,650
Retail Parks T o o 20.2 222 " 576
Shopping Centre 7.8 84 746
London Urban Logistics 3.0 3.0 263
Other Retall 26 29 263
Retail & London Urban Logistics - _ 334 365 _E,248
Totat . . - 100 100 8,898
London Weighting 73% 69% 6,174

On a propariionally consolidatad tasis including the Group’s snaroe af joint ventures and excluding noa-controtiing nterests

1 Standalone resicgntial
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Annualised Rent & Estimated Rental Value (ERV)

o Bratish Land Company PLC 00621920

Annualisea rent (valuation basis) erv | Averago ront
e AT Emo L Best
As at 3] March 2023 Group  Joint ventures _ Total Totai  Contracted” ERY
West End? T oo o 67 B I+ 82 127 67.3 74.5
City* 8 80 88 120 561 61.8
Othar Campuses 6 - 6 7 27.0 34.5
Residential? - - - - - -
Campuses 81 gs 176 254 551 60.2
Retail Parks T N P T a 158 144 23.2 203
Shopping Centre 40 42 32 77 26.1 23.6
London Urban Logistics 7 - 7 12 13.9 21.2
Cther Retall 20 18 4.5 2.6
Hetail & London Urban Logistics n 251 228 203
Total LT T ST 2_95_ - 505 30.4 30.4

0 a proportionalty consolidated basis including the group's share of Joint ventures and funds, excluding committed, near term and assets held for dovelopment
1. Grags ronts olus, where rent reviows are outstanding, any Increases to ERV (as determunad by the Group’'s externai valuers), less any ground rents payablic under

head leaseos, excluges contractod ront subject to rent froe and future uplift
2 Annualiscd rent, plus rent subjest to rent free
3. Epsf metrics shown for office space only
4. Standalonc residential

Rent Subject to Open Market Rent Review

For year to 31 March T 2024 © ap2s 7 z02e 2027 2028 2024-26 " Z02:-28
ASs at 31 March 2023 £m £rm _ Em Em_ Em L Em  Em
West Eﬁd T T T s - ___--_-'l_é- i 9 22 1 29 52
City 15 8 27 5 1 50 56
Other Campuses - ] ~ - - 1 1
Residential’ - - - - - ~ -
CETPUSGS - 20 24 36 - 2777 % ) 7789 ,,,l(),g,
Retail Parks T o 1 8 9 4 29 42
Shopping Centre 4 3 2 3 2 g 14
London Urban Logistics - 1 - - ] 1
Other Retail 1 1 1 2 1 3 6
Retail & London Urbaniogistics 15 16 o w7 .42 83
Total 35 40 47 a1 9 122 172

On a proportionally consolidated basis inclucing the Group's share of jaint ventures and excluding nen-contralling interosts as well as commutted, naa- term and

assets helo for davelopment
1. Stangalone residentiat
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OTHER INFORMATION (UNAUDITED} continued

Rent Subject to Lease Break or Expiry

For yoar te 31 March

Tre British | and Company PLC 00621320

2024 2025 2026 2027 2078 202426 202428
Asat MMarch 2025 _ - £ £m _ &M Em o Em L Fm A
West End ) 5 7 14 5 6 26 37
City 13 1 13 3 3 37 43
Cther Campuses 3 - - 1 - 3 4
Rasidential’ - - - - - - -
Campuses , 21 w 27 8 8 _ 6_ 84
Retail Parks B T30 20 25 19 15 75 109
Shopping Centre 18 10 14 8 13 40 61
London Urban Logistics - i 4 1 1 5 7
Other Retail 4 2 1 1 1 7 2]
Retail & London Urban Logistics ~ 50 33 44 29 30 127 186
Tota T T T A om  _n_ 38 38~ 183 270
% of contracted rent T B B T4 T 100 14 8 8 ) 38 54

On a proportionally consolidated basis including the Group's snare of joint ventures and excluding non-controliing nterests as well as committed, near term and

assaets held for develaprrent
1 Standgaicne rosigential

Committed Developments

As 2t 3 March 2028
The Priestley Centre
Norton Folgate

3 Sheldon Sguare
Aldgate Place, Phase 2
1 Broadgate”

Canada Water
Roberts Close (Plot K1)*
The Dock Shed (Plot A2)®

1-3 Deal Porters Way (Plot Al}* Mixed Use

Total Committed

PA
%

Socter . i .
Life Science 100
Office 100
Office 25
Residential 100
Office 50
Residential 50
Mixed use 50

50,

BL Share  00% 59 1t

‘000
T a3
335
140
137
544

62

248
. 270
1,817

2 Current

Caendar
Year

G4 2023

Q4 2023
Q12024
Q2 2024
Q2 2025

Q3 2023
@4 2024
Q4 2024

Caost

ERY Srcets

‘Rebased IRR %

Foracast
Valua  tocome £rm’ whdar IRR
£m £m’ offor %*
. — — J— - J— Em* — - — —
24 1B 32 20 a 21
218 93 238 7.8 5 14
29 10 25 1.7 16 17
86 44 6.4 - 6 10
124 88 207 13.6 7 12
- 5 - —
26 48 5.5 - Blended 10 Blended 13
41 8 36 - o
648 488 657 253 -

On a proportionaily conschgated casis Including the Group's share of joint ventures and funds (excest area whicn 15 snown at 100%)

1. From 31 March 2023, Cost to come excludes notiona!l interest as mtorest 15 capitatised indradually on each devolopment at our caoitalisation rate

2. Estimated headline rental value net of reat pavahle under nead inases (excluding tenant incentivas)

% Tne Loncon Boqouga of Southwark has confirmes they will not be mvesting in Pnase 1, but retart the right to participate in the development of subseauent plots
up to a maximum of 20% witn tnewr returns pro-rated accordingly

SRUES
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Near Term Development Plpelme

"B Sharz 100% sq it Eackost Start Current Va'us Costto coma | ERY

45 at 31 March 2028 Sector % 000 - _oenste ¢ Em Em!  £m’ Puannming Status
2 Finsbury Avenue Office T 50 747 Q22023 72 T 410 354 Consented
Peterhouse Extension,

Cambridge Life Science 100 96 Q32023 22 50 4.7 Consented
Verney Road, Southwark London Urban Logistics 100 200 Q4 2023 26 75 7.1 Submitted
Mandela Way, Southwark London Urban Logistics 100 144 Q4 2023 17 53 4.7 Submitted

The Box, Paddington L.ondon Urban Logistics 100 121 Q4 2023 42 41 55 Consented

5 Kingdom Street Office 100 211 Q2 2024 60 226 192.0 Consented

Canada Water

Printworks (Plots HY & H2) Mixed Use R0 281 Q32024 6 9z ¥b Outhne Consented
Total Near Term 1,800 245 947 B5.0

On a propertionally conschdated basis including the Groug's share of joint ventures and funds {except area wruch is shown at 100%)
1. From 31 March 2023 Cost to come excludes notional interest as interest 1s camtalised individually on each developmoent at cur capitalisation rate
2. Estimated headline rental value net of rent nayable under head leases {axcluding tenant incentives)

Medium Term Deveiopment Papelme

BL Share Ti00%sart
As at 31 March 2023 Sector o e = '000  Planning Status
1Appold Street Office 50 404 Consented
International House, Ealing Office ico 165 Consented
Euston Tower Office 1¢0 571 Pre-submission
Finshury Square London Urban Loagistics 100 B1 Pre-submission
Thurrock London Urban Logistics 100 644  Submitted
Enfield, Heritage House London Urban Logistics 100 437 Submitted
Hannah Close, Wembley London Urban Logistics 100 668 Pre-submission
Meadowhall London Urban Logistics 50 611 Consented
West One Development Mixed Use 25 73  Consented
Ealing - 10-40, The Broadway Mixed Use 100 320 Consented
Canada Water
Piot H3 Office 50 313 Qutline consent
Zone L Residential 50 200 Consented
Plot F2 Mixed Use 50 1447 Consented
Future phases' Mixed Use 50 3,260 stline consent
Total Medium Term S T T o T T B,194

On a proportionally consalidated basis Including the Group’s snare of joint ventures and funds (except area which is shown at 100%)
1. The Londan Borough of Southwark has the right to invast in up to 20% of the cormpleted development [ne ownership snare of the joint venture between Batish
Land and Australiansypar will change over time depending on the teval of contributions made, but will be no less tnan 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 internaticnal Auditing and Assurance Standards Board.

7\ 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 and Accounts -2-0-23

Board’s Executive and Non-Executive Directors pages 108t
Tenures of Non-Executive Directors page 129

Nommatmg and "electmg the hughest govemance body Appomtment process f for new Directors page 1?8

Con'{pBéi't'i'S}i_Jf' tii'e'"highest'QSGEiE'é'ﬁce body

Board procedure for managing conflicts of interest page ns

Process for managing conflicts of interest
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TEN YEAR RECORD

T Restatod®

The table below summanses the }ast ten years results, cash flows and balance sheets

Rc\ a‘c-d" 7

2023 2022 2021 2020 2019 2018 207 2016 2015 2014
N L o £m £m £m _ fm  Em Em  Em For _ g £
Summarised income stétgmghﬂ B - - - ) o o - o
Gross rental income. ) 493 433 502 560 576 613 643 654 §18 597
Net rental income 446 425 359 478 532 576 610 620 585 562
Net fees and other income 18 13 11 13 10 15 17 17 17 15
Net financing charges (I (102 (o3 (M 02) (128 (1ShH  (JS0) _ (201 (202
Administrative expense (89  (89) (T4 (74)_ (8D (83 (86} _ (94)  (88) _ (78)
Underiying Profit 264 247 193 306 340 380 390 383 313 297
Exceptional costs
(not included in Underiying Profit) - - - - - - - - -
Dividends paid 21% 157 78 148 298 302 296 287 277 266
Summarised balance sheets’
Total properties at valuation?® 8,907 10,476 9,140 NI77 12,316 13,716 13,940 14,648 12677 12,040
EPRA net debt ) (3,127) (3.397) (2.877) (3.854) (3521) (3973) (4,223) (4,765) (4,918) (4.890)
Other assets and lisbilities _ (293) {273y (221 (13 (46} _ (183) (219 276 (23
EPRA NTA/NAV (fully diluted)® 5,487 6,806 6,080 7213 8648 9560 0498 10074 9035 7.027
Cash flow movement - Group only
Cash generated from operations 238 256 213 404 817 31 379 341 318 243
Other cashflows from operations 2z e8y (29 @y 2. 8 @7 €33 _ (24
Net cash mHow from o B o ) )
opearating activities 240 2485 149 375 613 3532 363 254 285 219
Cash inflow {outflow) from
canital expenditure, investments,
acquisitions and disposals 25 (85) 910 (3673 187 346 470 230 M (660)
Equity dividends paid 213)  (155) (763 (295) (298) (3043 (2953 (235) (228) (5
caSh (OUtﬂOW) IHﬂDW fY'Om - T - - - - - o - T B - - -
management of liguid rescurces
and financing i - (339) 215 (,022) 232 (365 (404) (5838) (283 20  607_
(Decrease) increase in cash® 14 (8O (39 (49 137 (9 - 6 (34) 7
Capital returns
Growth in net assats? {19.4)% N.9% (577% (16.63% (9.5)% 0.7% (5.7Y% N5% 28.6% 17.8%
Total accounting return (16.3)% 14.6% (46)% (NM% (33%  89% 2.7% 142% 245% 200%
Total accounting return ~
pre-exceptiona! {16.3)% 146% (14.6Y% (11.0¥% (3.3)% 8.9% 27% 142% 245% 20.0%
Per share information R
EPRA NTA/NAV per share’ " s88p 730p  65lp  774p_ 905p  967p  91Sp_ 919p  829p _688p_
Memcrandum T I ’ ' T B ST
Qﬂidgn_dj declared in the year 22.64p 2192p  15.0p 18.0p_ 30p 301p  29%p 284p 277p 27.0p_
Dividends paid in the yaar 23.2p  156.96p 84p  315p 20. 0.5p 29 8p  288p 28. 5.0p 27 Ip 2687p
Diluted earniﬁgs - I o
Underlying earnings per share 28.3p 27.0p 18.0p 327p 248p 374p 37.8p 34p 306p 284p
[EFRS (loss) earnings per share? (HM2.0)p 103.5p (I08.O)p (NO0.O)p (30.0)p  485p 470 N87p 16723p 1HO2p

inchuding share of joint ventures and funas

3
2
5 aciuding surplus over book value of traaing
4. incluaing restatemant in 2018

5.
&

7

g

Financial Statements for furtner information,

254

Prioc yeas comparatives have cecn restated for a
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Reoresnents moverient 10 cash and ¢asnh ecuivalents uader IFRS
L EPRA NTA 15 disclased m 2022 to 2521 ang EPRA NAVY 5 arsciosed from 2020 to 2014
. EPRA NTA per share 15 disciosed 0 2022 to 2021 ana EFRA NAV par snave s asclosed from 2020 1o 2014
change in accounting policios 1n resoect of 7ental coscessions and temant deposits Rofor 18 Sote 10f the

. Represents movement 11 ailuted EPRA NTA 1n 2022 to 2021 and movemanrt 1o dilutea EPRA NAY from 2020 to 2014,
ana aevelss™ent prooarties



SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2023

Balante as at

" Number
2022/28 _of holdings % 31 March 2023 %
1-1,000 3604  56.90 1,320,348 0.14
1,001-5.000 1467 2316 3305541  0.35
5.001-20,000 483  7.63 4,823,778 0.51
20,001-50,000 199 314 6.262074 067
500CI-highest 581 917 922623238 9833
Total 6,334 100 938,334,979 100
Holdertype S
Individuals 4,990 7878 ‘8,855,081 0.94
Nominee and
instituliongl
investors 1344 2122  929,479918 99.06_
Total 6,334 100 938,334,979 100

1. Excluding 11,266,245 shares held in treasury.,

Registrars

British Land has appointed Equiniti Limited {Equiniti) to
administer its shareholder register. Equiniti can be
contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN98 6DA

Tel: +44 {0)371 384 2143 (UK and Overseas cellers)

Lines are open from 8.3Cam to 5.30pm Monday to Friday
excluding public holidays in England and Wales.

Website: shareview. co.uk
By registering with Shareview, shareholders can:

- view their British Land shareholding online
- update their details
- elect to receive shareholder mailings electronically

Equiniti is also the Registrar for the BLD Property Holdings
Limited Stock.

Share dealing facilities

8y registering with Shareview, Equinitl also provides existing
and prospective UK shareholders with a share dealing faciiity
for buying and selling British Land shares online or by phone.

_> 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
enquiries from 8.00am to 6.00pm). Existing British Land
shareholders will need the reference humber given on
their share certificate to register. Similar share dealing
facilities are provided by other brokers, banks and
financial services.

Website and shareholder communications

The British Land corporate website contains a wealth of
material for shareholders, including the current share price,
press rejeases and information on dividends. The website can
be accessed at britishland.com

British Land encourages Its shareholders to receive
shareholder communications electronically. This enables
shareholders to receive information quickly and securely as
well as in a more environmeantally friendly and cost-effective
manner. Further informaticon can be obtained from Shareview
or the Shareholder Helpline.

The Bntish 1 and Comoany PLC 00621920

ShareGift

Shareholders with a smali number of shares, the value

of which makes it uneconomic to sell them, may wish to
consider donating their shares to charity. ShareGift is a
registered charity (No. 1052686) which coellects and sells
unwanted shares and uses the proceeds to support a wide
range of UK charities. A ShareGift donation form can be
obtained from Eguiniti.

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 {eading company it is today, Sir John Ritbtat 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 WIH 70X

Telephone. +44 (0)20 7486 4466
Registered number: 621920
Website: britishland.com

Dividends

As a REIT, British Land pays Property Income Distribution
(PID) and non-Property income Distribution {(non-PID)
dividends. More information on REITs and PIDs can be
found in the investors section of our website at
britishland.com/dividends

British Land dividends can be paid directly into your bank or
building society account instead of being despatched to you
by cheque. More information about the benefits of having
dividends paid directly into your bank or building society
account, and the mandate form to set this up, can be found
in the Investors section of our website at britishiand.com/
dividend-fags

Scrip Dividend Scheme

British Land may offer shareholders the opportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time.
The Scrip Dividend Scheme allows participating shareholders
to receive additional shares instead of a cash dividend.

.__‘;} For more information please visit the Investors section
of our website at britishland.com/scrip-dividend-scheme

Unsolicited mail

British Land is required by law to make its share register
available on request to other arganisations. 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 also advised to be vigilant in regard

to share fraud which ncludes telephone calls offering

free investment advice or offers to buy and sell shares at
discounted or highly inflated prices. If it sounds too good to
be true, it often is. Further information can be found on the
Financial Conduct Authority’s website fca.org.uk/scams or
by calling the FCA Consumer Helpling on 0800 11 6768.
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SHAREHOLDER INFORMATION contrnued

Tax
The Group elacted for REIT status on 1 January 2007, paying
a £308m conversion charge to MMRC in tha same yvear

As a consequence of the Group's REIT status, tax is not
levied within the corporate group on the qualifying property
rental business but is instead deducted from distributions

of such income as Property Income Distributions (PID) to
sharehoiders. 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 ihcome and interest income.

___> Further information on cur Tax Strategy can be found in
the section Our Approach te Tax Strategy at britishiand.
com/governance.

Forward-looking statements

This Annual Report contains certain (and we may make
othear verbial or written) 'forward-looking' statements.
These forward-looking statements include all matters that

are not historical facts. Such statements reftect current views,

intentions, expectations, forecasts and beliafs of British Land
concerning, among ¢ther things, our markets, activities,
projections, strategy, plans, initiatives, objectives,
performance, financial condition, liquidity, growth and
prospects, as well as assumptions about future events

and developments. Such 'forward-looking' staternents 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-looking’ terminclogy, including terms such as
‘pelieves’, ‘considers’, ‘estimateas’, ‘anticipates’, 'expects’,
‘forecasts’. ‘intends’, ‘continues’, ‘due’, ‘potential’, ‘possible’,
‘plans’, ‘'seeks’, ‘projects’, ‘budget’, ‘ambition’, ‘mission’,
‘objective’, 'goal’, 'guidance’, ‘trends’, "future’, ‘outicok’,

‘schedule’, 'target’, ‘aimy’, ‘'may’, ‘likely to’, ‘witl’, ‘would’, ‘could’,

‘'should’ or similar exprassions or in each case their negative
or other variations or comparable tarminclogy. By their
nature, forward-looking statements involve inherent known
and unknown risks, assumptians and uncertainties because
they relate to future events and circumstances and depend
on circumstances which may or may not occur and may be
peyond our ability to control, predict or estimate. Forward-
looking statements should be regarded with caution as
actua! outcomes or results, or plans or objectives, may
differ materialiy from thosa expressed in or implied by such
staternents. Recipients should not place reliance on, and are
cautioned about relying on, any forward-looking statements

Important factors that could cause actual results (including
the payment of dividends). performance or achievements

of British Land to differ materially from any cutcomes and
results expressed or implied by such forward-looking
statements include. among other things’ (aj ganeral businass

and political, social and economic conditions glebally, (b) the

consequencas of the United Kingdom's withdrawal from the
Eurapean Union, (¢) industry and market trends (including
demand in the property investment market and property
price volatility), (d) competition, (e) the behaviour of cther
market participants, (f) changes in government and other
regutation including in relation to the environment, landlord
and tenant law, health and safety and taxation {in particular,

in respect of British Land’s status as a Real Estate Investment

Trust), (@) inflation and consumer confidence, (h) labour
relations and work stoppages, (i) natural disasters and
adverse weather conditions, (i) terrorism and acts of war,
(k) British Land's overall business strategy, risk appetite and
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investment choices in its portfolio management, (1) legal

or other proceedings against or affecting British Land,

(m) reliable and secure 1T infrastructura, (n) changes in
cccupier demand and tenant default, (o) changes in financial
and equity markets including interest and exchange rate
fluctuations, (p) thanges in accounting practices and the
interpretation of accounting standards, {q) the availability
and cast of finance, (r} the consequences of the Covid-19
pandemic, (s) changes in construction supplies and labour
availability or cost inflation and (1) the Ukraine conflict and
its impact on sugply chains and the macroeconemic outlook.

The Company’s principal risks are described in greater detail
in the section of this Annual Repart headed Principal Risks
on pages 51 to 60 (inclusive). Forward-locking statements
in this Annual Report, or the British Land website or made
subsequently, which arg attributable to British Land or
persons acting on its behalf, should therefore be construed
in light of all such factors.

information contained in this Annual Report relating to
British Land or its share price or the 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 ar 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
farward-iooking statemeants made by or on behalf of British
Land speak only as of the date they are made. Such forward-
looking statements are expressly qualified in their entirety
by the factors referred to above and no representation,
assurance, guarantee 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
completeness, accuracy, fairness, rellability, the basis

on which they were preparad, or their achievement or
reasonableness. Cther than in accordance with our lagal

and regulatory obligations {including under the UK Financial
Conduct Authority's Listing Rules, Disclosure Guidance and
Transparency Rules, the UK Market Abuse Regulation, ana
the reguirements of the Financial Conduct Authority and
the London Stock Exchange), British Land does not intend
or undertake any obligation to update or revise publicly
forward-looking statements to reflect any changes in British
Land's expectations with regard thereto or any changes in
information, events, conditions, circumstances or other
information on which any such statement is based. This
document shall nat, 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 to sell or purchase any securities or other
financial instruments, nor shall it constitute & recomrnandation,
invitation or inducement, or advice, in respect of any
securities or other financial instrurments or any other matter.

The Annual Report has been prepared for, and only for, the
members of British Land, as a body, and no other parsons.
British Land, its Directors, officers, employees or advisers
do not accept or assume responsibility to any other person
to whaom this document (s shown or into whose hands

it may comre, and any such responsibility or liability is
expressly disclaimed.
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