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Presentation of financial Infarmation

The financial statements for the year enaod

31 March 2023 havo peen orocases on the histanical
cost basis, exceol for the revaluaton of oroperties,
Investments classified as fair value tnrough profit
or loss and derivatives The financial statemonts

are prepared N accardance witn UK-adapted
International Accounting Stanaards and the
refevant iegal requirements of the Companes

Act 2006 ("FRS'). 'n the current financial year the
Group has cnanged accounting policies i respect
of rental cancessions granted to tenants and tenant
depasits Further details on these accounting policy
changes in the year have peen disclosed in Note 1 of
the financial statements. Other tnan the changes

in these twa soective accounting opalicies, all
remaining accounting oolicies used are otherwiso
consistent with those contained 11 the Grouo's
nravicus Annual Report ana Accounts for the

year enaed 31 Marcn 2022, 'n adcit:on, tne Grouo
nas acooted a number of minar amendments to

staqcards offactive 1n tne vear issuad oy the ASB,
none of which have hac a materal rmpact on
the Grouo.

Managemant considers tne pusiness orincipatly on
& oroportionally consolidated basis when setting
the strategy, getermining annual prioritics, making
irvestment and financing decisions and reviewing
perfarmance s incluges the Grouo's snarc of
Joint ventures and funds on a hne-oy-line basis and
excludes non-controlling interests in the Group's
subsichanies The fimancial key performance
Indicators are also oresented on this basis

Further analysis of tne IFRS results nas been
disclosed in the Financial review. We supplemeant
our ‘FRS figures with non-GAAP moasures, which
management uscs internally. IFRS measures are
lapelled as such Sce our sunolementary disclosures
which start on page 239 for recancihations, in
acdition to Note 2 1n the financial statements and
tne glossary found at ortisiland com/glossary

integrated reporting

We integrate social and enviranmental information
taroughout this Report in hine watn the International
Integrated Reporting Framawaork This reflocts

now our ndustry-leacing Sustamability Strategy

15 Integeated Into Gur business, delivering kasting
value for all our stakenclders. We publish additional
social and environmental data in our Sustainability
Progress Report found at britisnland com/data

This Report was signea off oy the Beard
on 16 May 2023,
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PLACES PEOPLE PREFER

Qur purpose is to create and manage
outstanding places that deliver positive
outcomes for all our stakeholders on a
jong term, stistainahle hasis.

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 pcople
help our places to thrive.

Finsbury Avenue
Square, Broadgate

British Land Annual Report ang Accounts 2073 1



OUR KEY PERFORMANCE INDICATORS

Financial
Underlying Profit

Total Shareholder Return mig N

Loan to value (LTV)
(proportionaily consolidated)

Non-financial

Environment

5-Star Developments
4'Star Standing Investments

Reduction in energy intensity
of Offices

22%
[o]
2022 26%
EPCir;ted A orr B
45%

O ofportiotio
2022: 36%

A

Taotal Property Return @

Committed and near term

developments
% of standing investments by floor area

Tne British tand Company PLTC 0O821920

Total Accounting Return | ]

Net Debt to EBITDA
(proportionally caonsolidated)

Links to remuneration:
Long Term (ncentive Plan
Annual 1ncentive Plan

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

N

4 Explanations for financial terms can be found in our glossary

Social impact

Number of community initiatives

88

2022:103

26,000

2022: 24,000

Social value created?

£12.5m

No 2022 comparative

at britishland.com/glossary

People

Staff engagement

78%

2022: 69%

Ethnicity pay gap

14.2%

2022.19.2%

Gender pay gap

21.9%

2022:19.2%

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

1. Restatec for a change in accounting oohicies in resoect of rental concessions ang tenant ceoosits as sisclosed in Note 1 of tne financ:al statements o1 page 179
2. Details of wnat 15 included In tne sonial value created figure can be found on oage 75

2 British Land Annual Repart and Accounts 2023




2023 PERFORMANCE HIGHLIGHTS

1ne Brtish Lang Company PLC 00621320

Financial highlights

£264m

2022 £247m

IFRS profit after tax

£(1,039)m

2022: £965m’

EPRA NTA per share

588p

2022: 730p°

Operational highlights

3 .4 m sq ft

leasing activity
2022:3.9m sg ft

646kg CO.,e per sgm

average embodied carbon
in current office developments

2022 678kg COe per sgm

Underlying EPS (diluted)
28.3p

2022 27.0p

IFRS EPS

(112.0)p

2022: 103.8p'

Senior unsecured credit rating

A

2022: A

%
2.8%
ERV growth
2022 (1.2)%

1 . 8 m sq ft
committed developments
2022:1.7m sg ft

Dividend per share

22.64p

2022.21.92p

IFRS net assets

£5,525m

2022 £6,768m'

Years until refinance date

3.0 yrs

2022: 3.0 yrs

£1.3bn

capital activity
2022; £1.5bn

£1.7bn

profit to come from developments
2022 £2.0bn

1 Restated for a change in accounting polcies in respect of rental concassions and tenant aepasits as disclosed in Note 1 of the financial statements on oage 1/9.
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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 Land Ce~pany PLC 00621920

OUR PORTFOLIO AT A GLANCE

We are consolidating our position

as the largest cwner cperator of

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

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

our stakeholders.

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

Multi-storey logistics,
Thurrock

tmage s o COF
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Retail & London Urban Logistics™”
37% of portfolio by value

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

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

We alsc own a small, non core, portfolio of shopping centres
{c 8% of the Group's portfolic), the largest of which is a 50%
share in Meadowhall shopping centre in Sheffieid.

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

on Zone 1 and mufti-storey developments within the M25.
Our pipeling has a gross developmant value of £1.3bn te
deliver one of London's most environmentally sustainable
and centrally located urban logistics portfolios, Demand is
strong due to the long term growth of e-commerce and
rising consumaer expectations for priority delivery. This
supply-demand imbalance underpins the attractiveness of
this market segment. In addition, last mile logistics solutions
are increasingly sought after due to their strong sustainability
credentials given they raduce large vehicie movements and
allow the use of e-vehicles for the last mile delivery to the
end customer.

1 Asof1Aonl 2023 tne Groug renamed tne ‘Retall & Fulfilment’ operating
segment ‘Retal & London Urpan Logistigs'. Refer to Note 21 of the
conscheatea financial statemeants For furthes information
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Campuses: 63% of portfolio by value

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

Our Campuses bring together best in ¢lass 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 [ocated
close to key transport hubs and benefit from excellent
connectivity. Since we own the space between our buildings,
we use our placemaking expertise to create an engaging
public realm and the right mix of amenities.

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

in sectars such ag life scionces, technology, enyineering and
financial services, fostering innovation and collaboration.

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

our develocpments are net zero and we target a8 BREEAM?
Cutstanding accreditation and an EPC A rating. We have
assembled an 8.9m sq ft development pipeline of best in
class sustainable office space, of which 1.8m sq ft is afready
committed. We are also increasing our exposure te life
sciences and are onsite to deliver 190,000 sg ft of lab
enabled space and have g pipeline of 1.9m sq ft

We have four main Campuses in London:

Broadgate is a 32 acre office led Campus In the City

of London, with excellent connectivity, located next to
Liverpool Street Station and the recently opened Elizabeth
Line. Its proximity to Shoreditch attracts a breadth of
customers from financial services, law firms, fin-tech, media
and other growth sectors. As part of our transformation of
the Campus, we have invested significantly into the buildings
and public realm. Our newest building 100 Liverpool Street
was our first net zero development and was recently
shortlisted for the Stirling Prize for its outstanding design
credentials. We are currently on site at 1 Broadgate, a

544,000 sq ft office led redevelopment, which is aiready
fully let (or under option} to Ji.L. 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 Weallcomea Trust and the
Francis Crick Institute. The Campus has excelient transport
links with Euston and Kings Cross stations nearby.

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

in the public realm and our iatest development is the

full refurbishment of 3 Sheldaon Square, a 140,000 sq ft
office building, which is 65% pre let to Virgin Media O2.

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
mermbers who have worked on the iconic King's Cross
redevelopment. Located in London's Zone 2, Canada Water
is on the Jubilee Line and Lendon Overground, making it
easily accessible to London Bridge, the West End, the City
and tech hubs around Shoreditch.

The Canada Water Masterplan will deliver around 2m sq ft

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

UK's largest collection of BREAAM Qutstanding buildings.

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

1 ©n average returns on our Carnpuses over five years have becn around 1% p.a. migher than stand alene builldings in surraunding areas.
2 Building Rescarch Establishment £ nvironmental Assessment Method BREEAM standards aim to minimise hareaful carbon ermssions, improve water usage and
reducc material waste. The rating enables comparabllity between projects and provides assuranco on performance, quality and value of the asset.

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

Tim Score

Non-Executive Chair

GOOD STRATEGIC
PROGRESS IN

AN UNCERTAIN
ENVIRONMENT

Dear Shareholders,

The experiance 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.
Asg the world emerged from Covid-19 lockdowns, strains

on supply chains began to fuel inflation, which was further
exacerbated by the Russian invasion of Ukraine. Central
banks rasponded 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
dlecbal bond and equity markets, it also caused property
valuations in the UK to fall across all sectors, as yields
increased to reflect the higher interest rate environment.

[ British Land Annual Raport and Accounts 2023

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

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

Cur balance sheet is strong. it gives us the resilience to
navigate turbulent market conditions, while allowing us to
continue to invest in our attractive development 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. Cccupational markets are holding up well and we
have strong conviction in our preferred subsectors, focusing
o Campuses, Retail Parks, and London Urban Logistics.
Underpinning our approach is a programme of active capital
recycling. The sale of our 75% interest in the majority of our
assets at Paddington Central to GIC is a great example of

this, releasing capital to target growth cpportunities elsewhere.

Qur ability to be a preferred partner of organisations like GIC,
who value our development and asset management expartise,
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 development of Canada Water.

We are increasingly excited about the oppertunity for
growlh in life sclences and innovation. As part of this,

we are repositioning our Regent’s Place Campus as a

Life Sciences and Innovation hub given its unique Iocation
within the Knowledge Quarter and its proximity to a range
of academic and research institutions, including University
College London, the Wellcome Trust and the Frangis Crick
Institute. We are also actively looking for opportunities to
replicate our Campus model cutside London in the Cxford-
Cambridge Arc, where supply s highly constrained, yet
demand is very strong, particularlty from these types of
innovative businesses.

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

We continue to make great progress towards the targets

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

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

is reflected in our discussions with both new and

axisting customers.

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

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

Tho Britisn | and Company PLC 00621970

Our people

Our pecple are critical to the successful achievement of

our strategic objectives. We have listenad and responded to
feadback 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
im delivering our Diversity, bgquality & Inclusion Strategy,
ensuring that we reflecl and understand the people

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

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

Concluding remarks

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

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

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

in a position of strength.

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

e (bera-

Tim Score
Non-Executive Chair

British Land Annual Report and Accounts 7073 7




The British Land Company PL C 00621820

LIFE SCIENCES AND INNOVATION

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

LIFE SCIENCES
AND INNOVATION

a British Land Annual Repart and Accounts 2023
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London’s Knowledge Quarter

Relation Therapeutics,
Regent’s Place

We are increasingly focused on delivering lab and office also making good progress in establishing our Campus
space for customers in [ife sciences and innovation sectors. model within the Golden Triangle (London, Oxford and
As part of this, we are repositioning our Regent’s Place Cambridge), one of the world’s leading life sciences and
Campus as a life sciences hub given its location in London’s innovation clusters, where supply is highly constrained,
Knowledge Quarter and its proximity to academic and yet demand is very strong, particularly from these types
research institutions, including University College London, of innovative businesses.

the Wellcome Trust and the Francis Crick Institute. We are

British Land Annual Report and Accounts 2023 9
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The Box,
Paddington Central

Imago s o CGF

Multi-storey Logistics,
Thurrock

image s a CGY

London Urban Logistics

Our London Urban Logistics portfolio is focused on
assets within the M25 and Zone 1 of London, where
supply is highly constrained. We take a develocpment
led approach, either through repurposing of assets 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 centrally located
urban logistics assets that will appeal to a range of
occupiers given the highly supply constrained market
within the M25.

10 British Land Annua! Report and Accounts 2023



CHIEF EXECUTIVE’S
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REVIEW
STRONG OPERATIONAL
PERFORMANCE DESPITE
MACROECONOMIC
CHALLENGES

The past 12 months have been volatile in terms of the
economic and political landscape. Although more recently the
outlook for the UK economy is improving, sentiment remains
fragile. Against this backdrop, our business is parforming well
operationally. We leased 3.4m sq ft of space, 15.1% ahead of
ERY and portfolio occupancy is high at 96.7%.

In line with aur 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 portfolio declined by 12.3%, and
our total accounting return was negative 16.3% for the year.
Whilst we remain mindfu! of ongoing macro-economic
challenges, the upward yield pressure appears to be easing
and there are early signs of compression for retail parks.

Uitimately, value in real estate is created over the medium to
long term. We like to invest in supply constrained segments
with pricing power, where we can be market leaders and
laverage 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
our focus on life sciences and innovation sectors. We are
censolidating our position as the {argest owner operator of
retail parks where scale is an advantage and we are building
a unique portfolio of centrally located and highly sustainable
urban lcgistics schemes in London.

We have high quality assets, a best in class platform, a strong
balance sheet, and through both development and capital
recycling we continue to see signhificant 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 segments with pricing
power, where we can be market leaders and leverage
our competitive strengths to generate attractive returns.

Our competitive strengths are:

Portfolio of high quality assets

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

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

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 akility to unleck value through development

Sustainabiiity

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

Partnerships with investors

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

joint ventures.

Financial strength and discipline

We have a strang balance sheet, usa 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

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

12 British Land Annua! Raport and Accounts 2023
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Our strategy and business model

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

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

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

__"7~, See how we are delivering value for our 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 1o risk management.

Develop and actively manage

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

Recycle capital

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

Sustainability

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




Strategic themes

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

Davelopments on our campuses

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

Best in class sustainable offices

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

We are seeing this come through in the strong demand

for our developments. We have a B.9m sg ft development
pipeiine to deliver best-in-class sustainable buildings on our
campuses. We target a BREEAM' outstanding certification in
our developments and JLL research® shows that offices with
a BREEAM certification have an average ¢.12% premium on
rents and an average capital value premium of ¢.20%.

Life Sciences and innovation

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

at Regents Place, in the centre of the Knowledge Quarter

in London, 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 sg ft
of lab enabled buildings across the portfolio and our total
pipeline will deliver 1.9m sq ft over the next 7 years.

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

Retail Parks

Retail parks are retailers’ preferred format, as they are

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

The Brntish Land Company PLC CO821320

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

it is difficult to obtzin planning consent. Given this lack of
new supply, the growing customer demand is driving high
occupancy rates, especially in the best locations, reflected
in the 98 8% occupancy of our retail park portfolio.

We like Lthe 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 whao are
increasing their presence in the best located retail parks
while at the same time reducing their exposure to the high
street and secondary shopping centres. We have actively
targeted a broad range of customers including general
retailers, grocers, discounters and value retailers to

increase the resiliency of our occupier base.

London Urban Logistics

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

We have a development led approach and our pipeline has a
gross development value of £1.3hbn. Our strategy is to deliver
best in class, environmentally sustainable muitistorey and
Zone 1last mile urban logistics schemes that will appeal to

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

FY23 Results

Financial performance

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

Underlying EPS was 28.2p, up by 4.8%, as strong Underlying
Profit growth was partly offset by the impact of a tax credit
in the prior year. In line with our dividend policy of paying
80% of Underlying EPS the proposed full year dividend is
22.64p, a 3.3% increase. The growth in the dividend is lower
than Underlying EPS growth due to the £4m impact of the
rental concession restatement in the prior vear.

Lettings

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

1. Building Hesearch Estabhshment Environmental Assessment Mathod BREEAM standards aim to minimise harmful carbon emissions, improve wate usage and
reduce material waste Tae rating cnanies comparability between projects and orovides assurance o0 performance. gualty and valuc of tho asset

2. JLI Report on sustainaoihity ang value January 2023
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CHIEF EXECUTIVE'S REVIEW continued

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

In our Retail & London Urban Logistics segment we had a
record year of leasing with 2.4m sq ft of new lettings and
renawais in the yaar, 18.8% ahead of FRV and 8.8% below
previous passing rent. In Retail Parks, which account for
the majority of this segment, cccupancy increased to 98.8%
due to the attractive occupationa! 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 sq ft under offer, 19.5% ahead of ERV, 9.6%

below previous passing rent. The majaority of this is at

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

Portfolio

Portfolic ERV growth was 2.8% in FY¥23. 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 cur guidance range. In London Urkan Logistics,
ERV grew by 29.4% significantly above our guided range

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

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

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

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

Cur portfolio cutperformed the quarterly MSCI All Property
total return index by 310 bps over the year. Qur Central
London Campuses outperformed the guarterly MSCI
paenchmark for All Offices by 40 bps, with Central Landon
outperforming Regional Offices in the periad, Our Retail and
London Urban Logistics portfolic outperformed the MSCI
All Retail benchmark by 290 bps due to our exposure to
Shopping Centres and Retail Parks, which outperformed
other MSCI Retail subsectors.

Developments

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

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

At Canada Water, we are on site at the first three buildings
covering 578,000 sq ft of mixed use space. The Founding
(previousty Al} is a 35 storey tower, including 186 homes and
121,000 sq ft of workspace, The Dock Shed which includes
181,000 sa ft of workspace as well as a new leisura centra
and Roberts Close which comprises 79 affordable hamaes.

We are an site with a 83,000 sq ft life sciences development
at The Priestley Centre in Guildford which wiil 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 Masterpianning at the campus.

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

Our medium term pipeline includes several other
developments, the largest of which are the redevelopment
of Euston Tower at Regent's Place and the future phases of
the Canada Water Mastarplan.

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 levarage our competitive
strengths in asset management, development and
placemaking to drive returns.

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

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

Since April 2022, we made acqguisitions totalling £203m.
We acquired £148m of retail parks with a blended net initial
vield of 81% to further increase our market leading position.
Qur acguisition of Peterhouse Weastern Expansion for £25m
extended cur ownership at the Peterhouse Technology Park,
our first lifa sciences and innovation campus in Cambridge
We also acguired Mandela Way a development site for a
multi-storey urban logistics facility for £22m. The site is
located in Southwark, the same borough as our Canada
Water development, where we have strong relationships
with the local council.

We spant £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 wWater



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 daploy

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 apportunities in Oxford
and Cambridge as well as suitable London urban logistics
sites. Good demand for our development 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, combinad with
capitat 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 consulidaled basis, Net Debt to ERITDA
and LTV ratics were 8.4x and 36.0% respectively. We have
significant liquidity with £1.8bn of undrawn facilities, and
no reauirement to refinance until early 2026,

We maintain good relationships with debt providers across

a range of financing markets. This year, we completed £1.4hn
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 relaticnships. A loan of £515m
was arranged for Paddington Central in the first half of the
year, alongside completion of the new joint venture, and in
the second half of the year in volatile market conditions we
signed £875m of facilities.

For British Land, we agreed three new revolving credit
facilities totalling £375m, with £SG 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 cur projected debt is hedged on average over the next
five vears.

Sustainability

Wa launched our current Sustainability Strategy in 2020,
committing to achieving a net zero carbon portfolio by 2030
with a clear set of targets to reduce both the embeodied carbon
in our developments and the operaticnal 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 ambiticus 2030 Net
Zero targets for both our developments and our standing
portfolio. We are pleased with the continued progress we are
making, as sustainability becomes even further embedded in
the day-to-day running of our business. Average embodied
carbon across our office development pipeline is 646 kg
COse per sam, tracking ahead of the glidepath to our 2030
target of 500kg CCye per sqm. Across our managed portfolic
the majority of our assets have a net zero plan and 45% of
our portfolio is now rated EPC A or B. This is up from 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 strategy reflects cur
commitment to making a long-lasting, positive social impact
in our communitias 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
tima, we have reported the value created by our core
projects and the Canada Water development, which totalled
£10.6m, combined with our provisions of £1.9m of affordable
space, whereby in total we generated £12.5m of secial 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
customoers, partners, and suppliers to do the same. This year
we were pleased to be rankad the top property company and
16™ averall in the Social Mobility Foundation’s Index of the
tep 75 UK employers taking action to improve social mobility
in the workplace. Our cverall sustainability performance has
been recognised in international benchmarks including
GRESB, whera we achieved a GRESRB 5 star rating for
Developments, the highest in Europe in our sector, and a

4 star rating for Standing Investments. We also retained

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

QOutlook

Although more recently the outlook for the UK economy
has improved, continued macroeconamic uncertainty
remains our central case for the next twelve months. The
upward yield pressure appears 10 be easing and there are
early signs of compression for retail parks. However, liguidity
in the investment market remains low so there is still scme
uncertainty on the outlook.

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

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

MARKET
BACKDROP

Macro-economic backdreop

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

remains uncertain.

London office market

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

up with consolidation in some sectors (notably legal) an
important factor. As businesses evaluate their workspace
requirements, demand continues to gravitate towards the
very best space, with an emphasis on sustainability, shared
and flexible space and excellent transport connections. This
flight to quality” in offices helps occupiers attract and retain
staff in @ competitive jobs market, as well as heiping them
meet their net zero goals. Recent research from CoStar
highlights net absorption rates of bast in class, sustainable
space has been positive with vacancy rates falling and rents
climbing. In contrast net absorpticn 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 tha rest”.

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

to £17bnin FY22.

Life sciences market

Life sciances fundamentals remain strong, with take up
across the Golden Triangle totalling 1.4m sg 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 2021 but still 22% ahead

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

Investment volumes for the year reached £21on. This is
below record 2021 levels, but ahead of prior years. As a
result of macroeconomic factors, Golden Triangle prime
vields shifted outwards by 25 bps to 4.25% at the end of

thae year. In contrast to historic investment trends in the life
sclences sector, 20227 saw more value add, development and

repurposing activity, demonstrating the lack of available 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 models with a successful omni channel strateqy,

are performing well and increasingly looking to take space on
retail parks. The format appeals to a wide range of retailers
from Marks & Spencer and Next to value retailers such as Lidl,
Aldi and B&M. Across the market, retailers are aiso facing
higher costs and margin pressures, To help manage this and
stimulate more impulse purchases to increase the average
basket size, more are incentivising shoppers to complete
fulfilment instore which is the most cost effective solution.
This comkbined with lower accupancy 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 ¢f new investors, who are atiracted to the
format's income returns and growth fundamentals. As a
result, prime market yvields have moved in 25 bps to 5.75%.
Shopping Centre volumes were low at £0.8bn, as investors
wait for more clarity on pricing. Limited availability of debt,
few transactions and pricing uncertainty has led to a lack of
new stock coming to market.

Logistics market

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

However, as a very low yielding sector, sentiment across

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

DELIVERING AWARD
WINNING ASSETS

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

RIBA judge

18
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Awards

Stirling Prize
Lo A
nden Award Shortlisted
Landon Cirent of
o v Civie Trust
Award

Na |
tional Award Building of the Year

Award (2021}

2022 awaras unless otherwise stated

UK Design Award-
Large Project (2021)

Structural Steel
Design Award (2021}

Green Building Project
of the Year (2021

Commercial Property
Project of the Year
(2021

Project of the Year
(2021

Working Winner

CONSTRUCT Award:
Projects Winner
(2021

Simphcity Specialist
Finishes, Cellings
Winner

Highly Commended
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BUSINESS REVIEW

Total portfolio key metrics

vear cnded R N i | 31March 2023 31 March 2022
Portfolio valuation - -7 - - - £8,898m  £10,467m
Occupancy' 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 movement 28% 0.2)%
- Valuation moverment (12.3)% 6.8%
Lettings/renewals {(sqg ft) over 1year 2.6m 2.9m
Lettings/renewals over 1 year vs ERV +15.1% +4.5%
Gross capital activity £1,297m £1,479m
- Acquisitions £203m E747m
- Disposals £(746)mM £(486)m
- Capital investment £348m £246m
Net investment/{(divestment) £(195)m £507m

On a proportionally consohdated basts including the Group’s share of joint ventures and excluding non-controiling interests

1. Where occuplers have entered CVA or administration but are stilt hiaole for rates, thase are treated as occumed, i umits in ad~umistration are treated as vacant,

then the occupancy rate would reducs from 26.7% to 96 4%,

Portfolio performance

Vauation ERY

Total property  Met equ valont

Valuation movement movement v ald shitt retarn yiold

At 31 Ma‘rch 20723 777 . _ o _ 7Em ___________ % B N EPS 77777 % o R ,a'i,
Campuses i 5,650 azn 2.6 +70 k) 50
Central London 5,103 (12.9> 2.7 +71 {1.6) 50
Canada Water & other Campuses A56 (i7.4) (0.2) +43 (16.6) 5.5
Retall & London Urban Logistics 3,248 0.9 3.0 +72 (5.0) 58
Retail Parks 1,976 (0.2; 2.8 +71 4.1 5.6
Shopping Centres 746 (7.6 1.2 +39 (0.3) 7.9
London Urban Logistics 263 (2423 294 187 (22.4) 4.6
Total e o " g,B98 2.3 28 +71 (9.5) 5.8

Sce subplementary tables for detalled breakdown

The value of the portfolic was down 12 3% driven by yield
expansion of 71 bps across the portfolio. This was partially
offset by positive ERV growth of 2.8%.

Campus valuations were down 13.1%, with our West End
portfolio down 11.3% and City portfolic down 14.8%, reflecting
vield expansion of 72 bps and 69 bps respectively. While

macroeconomic uncertainty bas impacted investment markets,

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

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

In London Urban Logistics, values have deciined by 24.2%,
despite a strong occupational market. This was driven by
yield expansion of 187 bps as a result of rising interest rates.
The combination of strong occupaticnal dermand and acute
undersupply of the right kind of space in core London
locations drove ERV growth of 29.4%. These assets are
prirmarily valued on an investment rather than develocpment
basis. We are still expecting attractive development IRRs of
c.15% as our original appraisals assumed some of the ocutward
yield shift we have now seen and there has been very strang
rental growth over the past year,



Capital activity

From 1 Apnl 2022
Purchases

Sales

Development Spend
Tapital spend

Net investment '
Gross Capital f\ctivity

The British Lana Company PLC 006821920

" nctal &
i ondon Urban
Campuses L ogistics Total
Emm o £m o ;m
33 170 203
71 (35) (746)
255 7 262
o A5 41 .. 86
(378) 183 195)
1,044 253 1,297

On a propartionally consolidated basis including the Grouo’s share of joint ventures and oxcluding non-controlling interests

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

a /5% interest in the majority of our assets at Paddington
Central to GIC for £694m in July 2022. This was 1% below
Septermnber 20271 book value and represented a net initial
yield (N1Y) of 4.5%. As part of the transaction agreement,

GIC were given options over two further assets at Paddington
Central, the development site at 5 Kingdom Street and the
Novotel at 3 Kingdom Street. The option at 5 Kingdom Street
has now lapsed and the option at 3 Kingdom Street, which
enables GIC to acquire the asset at prevailing market value
via the first joint venture, is available for five years. British
Land continues to act as the development and asset

manager for the Campus, for which we earn fees.

We have prodgressed innovation opportunities including the
£25m purchase of the Peterhouse Western Expansion site to
the west of our holding on the Peterhouse Technology RPark,
with consent for a 90,000 sq ft office and fab building. This
acquisition represents an cpportunity to deliver space in
Cambridge, @ 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 retai! parks within their catchment, let
to a streng mix of retatlers and benefit from excelient
accessibility. In addition, we acguired the DFS unit in
Cambridge for £7.4m (NIY 7.1%), which sits immediately
adjacent to the B&Q we acquired last year. This purchase
offers a secura income stream with the potential for longer-
term life sciences and innovation redevelopment in a
strategic location.

We also disposed of non core assets including old Debenhams
stores in Chester and Cardiff for F4.2m, cur 50% stake in
Deepdale Retail Park for £30.3m (NIY 7.5%) and 126-134
Bakar Street, a mature standalone office asset, for £17.2m
(NIY 4.7%).

In London Urban Logistics, we acquired a site in Mandela
Way for £22m, our second urban iogistics location in
Southwark, fellowing the acquisition of Verney Road for
£31m in February 2022. Mandela Way is an excellent location
for a multi-storey, urban logistics scheme, close to the Oid
Kent Road, the City and Lendon Bridge, and in an area that
1s popular with a range of third party logistics providers.

Regent's Place
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CAMPUSES

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

Portfolio valuation (BL share)

£5,650m

Cccupancy

96.2%

Weighted average lease length to
first break

/.2 yrs

Total Property Return

(11.9)%

Qr a pronortionally consolicdated basis including the Group's share of jpint ventures.

Lettings/renewals (sq ft) over 1 year

0.8m sq ft

ERV growth

+2.6%
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PERFORMANCE REVIEW contrnued

Campuses key metrics

Year en;jcd . ~
Partfolio Valuation i
Cccupancy

Weighted average lease length to first break

Total property return
- Yield shift

- ERV growth

- Valuation maovement

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

The Bribsh Land Company PLC 00621920

£5650m £6,957m
96.2% 96 7%
7.2yrs 7.0 yrs
(M.9)% 8.5%
+70 bps (1) bps
2.6% 0.0%
(13.1)% 5.4%
1,037,000 1,654,000
777,000 1388000
+11.0% +5.4%
+6.5% +2.5%

Qn a proportionally consolidatad basis including the Groun's share af jaint ventares and excluding non-controtling interests

1. Lika-for-like excludes the impact of susrender premia, CVAs & admins ang provisions for debtors and tenant incantives.

Campus operational review

Campuses were valued at £5.65bn, down 13.1%. This was
driven by 70 bps yield expansion partly offset by ERV growth
of 2.6%. Lettings and renewals totallea 1.0m sq ft, with deals
over one year 11.0% ahead of ERV. Like-for-fike income was
up 8.5%, driven primarily by strong leasing, particularly

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

on a further 106,000 sq ft, 8.6% ahead of ERV. In additicn,
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 sectors.
Occupancy is 96.2% and we have collectad 100% of our

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

Broadgate

Leasing activity at Breadgate covered 378,000 sq ft
(excluding Storey), of which 248,000 sqg ft were long term
deals, completed on average 2.6% ahead of ERV. Broadgate
accupancy is 84.9%.

The most sighificant deal was a regear to Credit Agricole at
Broadwalk House, covering 117,000 sq ft, which extended their
lease by five years to 2030. In this case, we have worked closaly
with the customer to deliver energy efficient intarventions
which progress our net zero plans and generate efficiencies
for Credit Agricole, which is particularly important in the
context of higher energy prices. We are underway with
significant asset management initiatives at 199 Bishopsgate
totalling £35m, where we have taken the cpportunity te
incorporate anergy efficient interventions at little incremental
cost, since they are part of the wider refurbishment,

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

Cne of our key secial impact initiatives on the Campus

was New Diorama Theatre (NDT) Broadgate, which ran for
18 months and ended in July 2022 It provided aver 20,030
sq ft of creative space free to independent and freelance
artists. Over 8,800 artists used the space, making more

than 250 new shows, and an independent economic impact
report found it generated £40m of additional gross revenue
for the UK economy, supporting 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 wark. In connaction with the Young
Readers Programme, partnering with the National Literacy
Trust, 372 school children participated in activities across
the Carmpus.

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

Regent’s Place

At Regent’s Place (excluding Storey), we have completed
185,000 sqg fr of leasing, all of which were long term, averaging
19.8% ahead of ERV. The most significant dea! was the regear
to Meta at 10 Brock Street covering 146,000 sq ft. Occupancy
at the Campus is now 96 0%,

Regent's Place is gaining momentum as a life sciences

and innovation hub. We have already this year delivered
15,000 sq ft of lak space across two floors at 338 Euston
Road of which 5,300 sq ft was let to Relation Therapeutics.

In addition ane floor (33,000 sg ft) at 20 Triton Street will be
delivered in July 2023, We have similar opportunities at other
buitdings on the Campus and are aiming to deliver 62,000 sq
ft of lab space at Regent’'s Place by the end of 2023 and

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



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

a training programrme on how to start their own business.

We also supported 16 local residents into employment with
service partners on the Campus. Through the Young Readers
Programme, in partnership with the National Literacy Trust,
189 schoal children participaled in gclivities across the Campus.

Regent’s Place saw valuation declinas of 14.1%, driven by
outward yield shift of 76 bps offset by ERV growth of 2.8%.

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 92.4%.

The mast significant letting in the year was 83,000 sq ft to
Virgin Meadia 02 at 2 Sheldon Square, which will become their
new UK Headguarters. The building is currently undergeing
an all-electric refurbishment, and the deal! with Virgin Media
02 takes the building to §5% 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 im a joint
venture with GIC owning 75% and British Land owning the
remaining 25% with the partners having joint control.

We ara part of the Paddington Life Science Partnerships
Groug led by Imperial NHS Trust and are delighted that

they have chosen te locate their innovation centre on the
Campus at 12 Sheldon Square. We have provided space to the
Ukrainian Institute London language schoot to teach English.
The classes have benafited 627 displaced Ukrainians, with
427 individuals gaining English qualifications. Working

with the National Literacy Trust, 259 iocal 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 vyield shift of 57 bps which was partially
offset by strong ERV growth of 9.7% reflecting the improving
rental tone in the wider Paddington area.
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Storey: our flexible workspace offer

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

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

We exchanged 146,000 sqg ft of leasing in the year, 61,000 sg
ft of these deals are renewals, representing a 76% retention
rate. This demonstrates that existing customers tike the
space and want to commit to stay for longer. Storey
occupancy is 93% up from 86% at Q4 FY22, reflecting
continued success in securing renewals and minimising

void pericds 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 Headqguarters. The deal was Levin Group's
third upsize at Broadgate, having initiatly taken space at

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

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

with AustraflianSuper, Australia’s largest superannuation fund.

The joint venture is committed to developing Phase 1 of

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

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

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

TNe

Rctail & residential

Saft o .  Workspace lesure _homes Tatal
1-3 Deal Porters Way -
{A1); The Founding

(residential) 121,000 8,000 186 270,000
The Dock Shed (A2) 181,000 65,000 - 248,000
Reberts Ciose (R - = 79 62.000
Total 302,000 73,000 265 578,000

The lLondon Borough of Southwark 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 accerdingly. Although they have elected not

to fully participate in Phase 1 they are pre-purchasing the
79 affordable homes at Roberts Close (K1) and have part

funded the 55000 sq ft leisure centre in The Dock Shed (A2).
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In July 2022, we were pleased that Southwark Council
granted detailed planning permissian for the Printworks,

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

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

of the Canada Water Masterplan.

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

that space.

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

20 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.
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RETAIL AND LONDON
URBAN LOGISTICS

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

Portfolio valuation (BL share)

£3,248m

Occupancy’

97.3%

Weighted average lease length to
first break

4.6 yrs

Total Property Return

(5.0)%

Orn a proedrtionally consolidatea nasis inclugding tne Grous's share of joint venturos,

Lettings/renewals (sq ft) over 1 year

1.8m sq ft

ERV growth

+3.0%

1. Wherc occupiers have onterea CVA or adminstration put are still lable for rates, these are treated as occupied. Hf units 1n administration are treated as vacant,
then the occupancy rate for Retall would reduce from 97.5% to 96.8%,
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PERFORMANCE REVIEW confinyad

Retail and London Urban Logistics key metrics

.‘;renrrﬂi[\rgcd o
Portfolio valuation

- Of which Retail Parks
~ Of which Shopping Centres

- Of which London Urban Logistics
Cccupancy’

Weighted average laase length to first break

Total property return
- Yield shift

- ERV growth

- Valuation movement

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

Tae HBritish Land Cempany PLC 00621820

£3,248m £3,500m
£1,976m £2,114m
£746m £800m
£263Im E£319m
97.3% 86 3%

4.6 yrs 4.6 yrs
(5.0)% 19.1%
+72 bps (97) bps
3.0% (2.8)%
€10.9)% 9.9%
2,395,000 2,186,000
1,808,000 1523000
+18.8% +2.8%
+5.3% (0.8)%

On a progartionally consolidated basis INcluding the Group's share of Joint vantures and excluding non-controlling interests

1. Where occupers have entercd CWA or admirstration but are stll laote for rates, those ara treated as accupied. If units in admimistration are treated as vacant,

then the accupancy rate for Rotaill would reduce from 87.3% to 96.8%.

2. Like-for-ike excludes the impact of sutrender premia, CVAs & ad™ins and provisions for debtors and tenant incantives.

Retail & London Urban Logistics

operational review

Operational performance

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

and 8.8% below previous passing rent. Occupancy is high

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

Weighted average lease length remained at 4.6 years.

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

retail store managars.

Retall Parks

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

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

at Glasgow Fort, where they doubled their footprint and
28,800 sq ft to Poundland across two retail parks at Speke
and Denton. We continue to fease well to Aldi, with 40,000
sq ft let at Woking and Farnborough. In addition, we have
introduced new brands at our Retail Parks, including Pets
Corner at Whiteley and 8lack Sheep Coffee at Broughton,
who are due to open their first ever store on a retail park.
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Shopping Centres

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

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

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

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

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

Footfall and saies are now close to pre-pandemic levels as
set out below:

"2 April 2022 - 26 March 2025
7 " Banchmark

L . % of 2019 ou:pcr{crmanc\c\’
Footfall ’ o _“
- Portfolio 95.6% B58 bps
- Retail parks 99.9% 284 bp
Sales ’

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

1. Cormpared to the cguivalent weeks in 7G19
2. Footfall benchmark: Springpoard
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Al Retail Park,
Biggleswade
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PERFORMANCE REVIEW continued

London Urban Logistics

In London Urban Logistics we've built 2 2.9m sqg ft pipeline
with a GDV of £1.3bn We've made good progressin the year,
with 2.1m sq ft in planning, including planning consent
achievad at The Box at Paddington post year end.

Developments

i:';?\}'Let &

Currant Cost to under

Sqft Value complete ERY offor

At 31 Mar:hﬂzrozs o [ojele] . € o £ £m _Em

Committed 1817 648 488 65.7 251

Near tarm 1,800 245 947 85.0 -
Medlium term Blea

Total pipeline 11,8171 893 1,435 150.7 25.

On a proportignally consohdarad basis mncluding the Group’s shae of joint
ventures (except arca which 1s shown at 100%)

Development pipeline

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

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

We are currently on site with 1.8m sq ft of space, which will
target BREEAM Qutstanding (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 grass asset value with speculative exposure at
6.0% (whichis based on ERV and includes space under
offer), within our internal risk parameter of 12.5%.
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Committed developments

Qur committed pipeline stands at 1.8m sq ft with one

new commitment made this year at 3 Sheldon Squara.

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

1 Broadgate (544,000 sq ft) is on track to be both BREEAM
Qutstanding and NABERS 5*. The offica space is fully pre-let
or under option ta JLL and Allen & Oveary, four years ahead
of practicat completion, demonstrating the heightened
demand far best in class, sustainable buildings. Norton
Folgate (335,000 s5qg ft) is on track to complete later this year
and we have let 114,000 sq ff to Reead Smith, which is one-
third of the total office space. 3 Sheldon Square is currently
undergeoing a full refurbishment, significantly reducing the
ambodied 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 operational energy demand
by over 40%. The building is already 65% let tc Virgin Media
C2, which signed 83,000 sqg ft for their UK Headguarters in
February 2023.

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

35 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 homes. We are targeting BREEAM Qutstanding on
all the commercial space, BREEAM Excellent on retail and a
minimum of HQM One 472 for private residential. The London
Borough of Southwark will 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
schaeme. It comprises 159 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
between the Crossrail stations at Liverpool Street and
Whitechapel. Completion is expected in Q2 2024

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

1. NABERS measuras the onergy efficioncy, water usage, waste management ana 1ndoor gnvircrmaent guality of a ouilding or tenancy and its imoact on

tne environment,

2 Tne Home Quality Mark 1s an incenendently assesscd certification screme for new nomes, with 3 simole star rating based aa 2 ho™e's design, construction and
sustamaoility Every mome with an b-GM cersficate mects stancaras that are significantly higner tng~ mimimiem standards such as Butlaing Regulations.
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Faracast IRR

BL Share 100% sq ft PC Calendar ERY Rebased 123
As at 31 March 2023 Sector % Relsls] _\{e_ar . £m %’ “’u*
The Priestley Centre " Office 100 83 Q4 2023 32 14 21
Nerton Folgate Cffice 100 335 Qa4 2023 238 5 14
3 Sheldon square Office 25 140 Q12024 2.5 113 17
Aldgate Place, Phase 2 Residential 100 137 Q2 2024 [ax:! 5 10
| Broadgate Office 50 544 Q2 2025 20.7 7 12
Canada Water?
Roberts Close (Plot KT) Reasidential 50 62 Q3 2023 -
1-3 Deal Porters Way (Plot A1} Mixed Use 50 270 Q4 2024 36 blended blended
The Dock Shed (Plot A2) _ Mixed use 50 246 Q42024 55 10 13
Total Committed B 1,817 65.7

N o=

up to a Maximum of 20% with thair returns pro-rated accordingly
Farpcast |IRRs rofle-t tho land value at the paiat aof commitmemts.
Reoased IRRs <eflect current site values,

B

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

Near Term pipeline

Our near term pipeline covers 1.8m sq ft. The largest scheme
is 2 Finsbury Avenue, where we have planning consent for
a 747,000 sq ft best in class, sustainable office building at
Broadgate. Although the developmeant is not committed,
we have commenced demolition and basement works to
maintain optionality. In addition, The Peterhouse Western
Expansion, adjacent to the Peterhouse Technology Park,
has consent for 96,000 sq ft of innovation and 1ab enabled
space and we expect to commence start on site in the next
few months.

Our near term pipeline also includes our first three London
Urban Logistics devetopments. We recently achieved
planning consent for a new 121,000 sq ft underground urban
logistics hub at Paddington Central called The Box, which we
expect to commence in Q4 2023, The scheme has a further
211,000 sq ft of consented office space above it. We also
submitted planning for two multi-storey, last mile logistics
hubs at Mandela Way and Verney Road in Southwark,
totalling 244,000 sq ft. These schemes have IRRs of above
20% and will provide flexible space for a range of customers.

Estimated headhne rental value net of rent payanle under ncad leases (oxcluding tenant incentivas)
The London Borougn of Soutnwark has confirmed tney will not be investing in Pnase 1 put retain tne rignt to participate 1n the development of subscquent plols

Medium Term pipeline

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

London Urban Logistics opportunities account for 2.9m sqg ft
of near and medium term opportunities. This includes Thurrock,
where we have submitted plans for a 644,000 sqg ft two-
storey logistics scheme east of London and Enfield where

we have submitted plans for a simitar two-storey legistics
scheme totalling 437,000 sg ft. At Hannah Close in Wembley,
there is potential to deliver 668,000 sq ft of well located,
multi-storey urbran 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 iater this year.
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Canada Water Dockside

imageas a OO

CANADA WATER
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Printworks London,
Canada Water

Printworks Park,
Canada Water

Irage s g CGE

Canada Water is a 53 acre scheme and London’s largest of workspace, araund 1m sq ft of retail, leisure,

urban regeneration project. Located in London’s Zone 2, entertainment, education and community space, and arcund
it Is on the Jubilee Line and London Overground, making it 3,000 new homes, of which 35% will be affordable. When
edsily accessible to London Bridge, the West End, the City complete, Canada Water is expected to have the UK’s

and Shoreditch. The Masterplan will deliver around 2m sq ft largest collection of BREEAM Qutstanding buildings.
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FINANCIAL REVIEW

Year cnaed ) 777 31March 2023 31 March 2022
Underlying profitts E264m £247m

Underlying earning per share’* 28.3p 27.0p

IFRS (loss)/profit after tax £01,039)m £965m

Dividend per share 22.64p 21.92p

Total accounting return? - (18.3)% 14.6%

EPRA Net Tangible Assats .
per share?$ 588p 730p

EPRA Net Disposal Value

per share?$ 606p 706p

IFRS netassets £5525m  £6.768m

LTvese h T 36.0% 32.9%
Net Debt to EBITDA (Group)'”’ 6.4x 7.9%

Net Debt to EBITDA

(proportionally consolidated)*s 8.4x 9.7x

Wweighted average interest rate 3.5% 2.9%

Fitch unsecured credit rating A A

1. Prior yoar comparatives have peen restated for a change in accounting
policies in respect of rental concessions and tonant deoosits (as disclosed
in Note 1 of the financial statements).

. Seo Note 2 within financial statements for defimition and calculat:on
Sec Table B within suppiementary disclosures For reconcihations to
iFRS moetrics.

4. See Nate 17 within the financia! stataéments for defimiticn, calculation and

reference to IFRS metrics

5. On a procortionally consohidatea basis ncluding the Grous's share of joint

vanturas and excluaing nan-controlling nterests

6. EPRA Laan to vatue s disclosea 1 Table E of the financial statements

Net Dabt ta EBITDA o1 a Grouw basis excludes non-recourse and joint

wventure barrowings, and incluaes distriputions from joint yventures and

rON-recourse ComMpanies

[PV NY

~
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Qverview

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

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

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

on the derivatives hedging the interest rate on our debt.

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

Loan to value {LTYV) on a propertionally consclidated basis
increased by 310 bps from 32.9% at 31 March 2022 to 36.0%
at 31 March 2023, reflecting the valuation declines noted
above and capita!l expenditure on our committed pipeline.
This was partially offset by the sale of a 75% interest in

the majority of our assels in Paddingten Central, which
completed in July 2022



Group Net Debt to FRITDA decreased by 1.5x to C.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 £1.2bn (£0.9bn British Land share) of financing
activity in the year on favourable terms, at margins in line with
our in place farilities, with banks whom we havea lungslanding
relationships and two which are new relationships to the
Group and its joint ventures. For British Land, we agreed
£375m of new revolving ¢credit facilities (RCF), all for initia!

5 year terms, as well as the extension of a further £100m
RCF, and agreed with Homes England the continuation of the
E100m loan facility to fund specified infrastructure works at
Canada Water following the formation of the joint venture.
For this joint venture we completed a £150m Green
development toan facility for Canada Water, Phase 1 and

for the Paddington joint venture we completed a £515m

loan for Paddington Central.

Our weighted average interest rate at 31 March 2023 was
2.5%, a 60 bps increase from 31 March 2022, This increase
was primarily due to the repayment of our lower cost bank
RCFs with the proceeds of the Paddington transaction, as
well as the impact of rising market rates. The impact on our
interest costs is limited by our hedging which includes swaps
to fixed rate and caps wheare the strike rates are now below
current SONIA. The interest rate on cur debt is 97% hedged
for the next year and 76% of cur projected debt is hedged
on average over the next 5 years.

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

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

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

Underlying Profit for the year ended
31 March 2022'

Like-for-like net rent ’ - 21
CVAs, administration and provisions for debtors
and tenant incentives -

Net divestment an
Developments 12
Net finance costs & fee income ol 5

Underi;ring Profit for the year ended

31 March 2023 264

1. Priar year comparatives nave been restated for a change ip accounting
oolicy in respect of rental concessians (as disclosed in Note 1 of the
financia! statements)

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 increased financing costs primariiy due

to rising market rates.

Tne British Land Comgany PFLC 00621920

Net capital activity decreased earnings by £1lm 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 in a £9m increase to earnings.

Mroceeds trom 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 staternents are prepared under IFRS
(UK-adopted International Accounting Standards) where
the Group's interests in joint ventures are shown as a single
line item on the income statement and balance sheet and all
subsidiaries are consolidated at 100%.

Management considers the business principally on a
proportionally consolidated basis when setting the strategy,
determining annual pricrities, rmaking 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 kasis.

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
cansolidated basis are included in Table A within the
supplementary disclosures.

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

Management monitors Underlying Profit as it is an additional
informative measure of the underlying recurring performance
of our core property rental activity and excludes the non-
cash valuation movement on the property portfolic when
compared to IFRS metrics. It is based on the Best Practices
Recommendations of the Furopean Public Real 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 menitors EPRA NTA as this provides a
transparent and consistent basis to enable comparison
between Eurcpean property companies. Linked to this,
the use of Total Accounting Return allows management
to monitor return to shareholders based on movements
in a consistently applied metric, being EPRA NTA, and
dividends paid.

Loan to value (proporticnally consolidated) and Net Debt

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

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

Income statement

1.1 Underlying Profit

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

31 March

2023 20227
Yesrended R, Sectign__ &m o Em,
Grass renital income 4933 453
Property operating expenses - 4a7) (68}
Net rental income 12 448 425
Net fees and other income 18 13
Administrative expenses 13 (89) (89
Net financing costs la M (102
Underlying Profit _ 284 247
Underlying tax (4)] 4
Non-controlling interests in
Underiying Profit 1 2
EPRA and Company adjustments®  (1,303) 712
IFRS (loss)/profitaftertax 2 (1,039) 965
Underlying EPS 11 283p 270p
IFRS basic EPS 2 (M2.0)p 103.8p
Dividend per share 3 22.64p 21.92p

1. Prior yocar comparatives have becn restatea for a change in accounting
policy in respect of rental concessions (as disciosed In Note 1of tne
financial statements)

2. EPRA adjustmeonts consist of iInvestrnent and development proparty
revaluations, gains/iosses on investment and t-ading property aisposals,
cnanges in tne fair value of financial instruments, associated close out costs
and related deferred tax. Company adyustments consist of items which are
considered to be unusual and/or significant by virtue of their size or nature.
These items arc prescnted 10 the 'capital and other’ column of the
consolidated income statement,

1.2 Underlying EPS

Underlying EPS was 28 3p, up 4.8% This refiects the
Underlying Profit increase of 6.9%, offset by the E5m increase
in Underlying tax charge compared to the prier year. This
reflects a £1m Underlying tax charge in the year compared

1o a one-off £4m tax credit in the prior year.

1.3 Net rental income

£m
Nﬁé_i rental income for the {re]ar ended 31_l_qarch"2652‘ 425
Disposals (25
Acquisitions 12
Davelopments 13
Like-for-like net rent 21
CVAs, administrations and provisions for debtars and
tenant incentives o B . ) . -
Net rental income for the year ended 31 March 2023 446

1. Prior year comparatives have been restated for a cnange 1n accaunting
policy in respect of rental concessions (as disclosed in Note 1 of the
financal statements)
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Disposals of income producing assets over the last

24 months reduced net rents by £25m in the vear, this
primarily relates 1o the sale of a 75% interest in the majority
of our assets in Paddington Central. The proceeds from saies
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 completion
of 1 Triten Square. The committed development pipeline s
expactad fo deliver £65.7m of ERV in future years

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

Campus like-for-like net rental growth was 6.5% in the vear.
This was driven by strong letting activity across our Storey
spaces, at 100 Liverpool Street and Orsman Road which are
now fully let; 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 Meta at 10 Brock
Street. Like-for-like net rental growth for Retail Parks was
6.2% and 2.6% for Shopping Centres. This reflects strong
leasing and improved 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 recagnised in the year. We've made good
progress on prior year debtors; the £72m of tenant debtors
and accrued income as at 31 March 2022 now stands at
£23m, primarily driven by cash collection and negotiations
with occupiers. As of 31 March 2023, tenant debtors and
accrued income totalled £48m of which £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.

1.5. Administrative expenses

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

£m
Net finém.?ing costs for the year ended 31 March 2022 (102}
Net divestment 2
Developments m
Market rates (8)
Financing activity (2)

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

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



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

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

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

2. IFRS loss after tax

The main differences between IFRS loss after tax and
Underlying Profit are that IFRS includes the valuation
movements on investment properties, fair value movements
on financial instruments and associated deferred tax, capital
financing costs and any Company adjustments. In addition,
the Group's investments in joinl ventures are equity
accountad in the IFRS income statement but are included on
a progortionally consolidated basis within Underlying Profit.

Balance sheet

fhe British t and Company PL C 00621920

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

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

of £798m, the capital and other [oss from joint ventures of
£559m, net capital finance income of £88m (primarily the
mark-to-market movement on the derivatives hedaing

the interest rate on our debt) and the Underlying Profit

of £264m. The Group valuation movement and capital and
other incorme profit from joint venturas was driven principally
by cutward vield shift of 71 bps offset by ERV growth of 2.8%
in the portfolio resulting in a valuation loss of 12.3%.

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

3. Dividends

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 finat dividend for the year ended 31 March 2023
of 11.04p per share. Payment will be made on Friday 28 Juily
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 2622

A5 at . B o . SQCUOH“ o £m _ fm
Property assets o o T 8,907 10,476
Other non-current assets _ _ _ o4

T ) o T ) 3,048 10,580
Other net current liabilities (290) (316)
Adiusted net deidt 5] (3,221) (3,458)
Other non-current liabilities o o o oy -
EPRA Net Tangible Assets e o : o ... 5487 6806
EPRA NTA per share - o o _ 4 s88p  730p
Non—cd_n-fr_o?img interests 13 15
Other EPRA adjustments? _ o . ._._ 25 _ (53
IFRS net assets ST - - ] 5 5,525 8,768

Progortionally consolidated basis
1. Prior yaar comparatives have boen restated for a change in accounting pohcies in
finanecial statements),

respect of rental concessions and tenant deposits (as disclosed in Note 1 of the

2. EPRA Net Tangible Assets NTA 1s a proportionally consclidated measure that s based on IFRS net asscts excluding the mark-to-market on derivatives and
relatad deot agjustments, the carrying value of Intangidles, the mark-to-market on the convertible bonds, as well as deferred taxation on property and derivative
valuatigns. The rmetric includes the valuation surplus on tradi~g prooerties and is adjusted for the dilutive impact of share options. Details of the EPRA adjustments

arc ingluded in Faoie B within the suoclementary disclosures.
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4. EPRA Net Tangible Assets per share

ponce

EPRA NTA per share at 31 March 2022" 730
Valuation performance 147>
Underlying Profit 28
Dividend L - ) - 23
EPRA MTA per share at 31 March 2023 588

1. Prior year comparative has been restated for a change in accounting pohicies
1n respact of rental concessions and tenant deposits {as disclosed in Note 1 of
the fimancial statements).

The 18.5% 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 interest rates.

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

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

has driven ERV growth of 29.4%.

5. IFRS net assets

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

Ealing Broadway
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Cash flow, net debt and financing
&. Adjusted net debt

£m

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

Acquisitions 73
Developments (276)
Capex (asset management initiatives) (51
Met cash from operations 240

Dividend (213}
Other L o 7(22)
Adjusted net debt at 31 March 2023 (3,221)

. Adusted net debt s a propartionally consolidated measura. 't recresonts
the prncioal amount of gress debt, less cash, short term denosits and louid
imvestments and is used in the calcutation of proportionally consalidated
1. TV and Net Debt to EBITDA. A reconciliation betwaen the Group net debt
as cusclasec m Note 17 to tne finangial statements and adiusted net deot is
included in Table A within the supplemontary disclosures.

Disposais net of acquisitions decreased debt by £532m
whilst development spend totalled £276m with a further
£51m on capital expenditure related to asset management on
the standing portfolic. The vaiue of committed developments
is E648m, with £488m costs to come. Speculative development
exposure is 6.0% of ERV (includes space under offer). There
are 1.8m sq ft of developments in our near term pipeline with
anticipated cost of E947m.



7. Financing

Net debt/adjusted net debt'?

Principal amount of gross debt

Loan to value*

Net Debt to EBITDAS?

Weighted average interest rate

lilerest cover

Weighted average maturity of drawn debt

Tna British | and Company L C 00621920

R ; -G;c:up - R ) brdpc;rtlgnflly éoi;vso\ dateﬂd .
31 Mar 2023 A1 Mar 2072 31 Mar 2023 o .S_l Mar 2022
£2,065m £2504m  £3,221m  £3,458m
£2,250m £2.562m £3,44Bm £3.648m
27.4% 26.2% 36.0% 32.9%
6.4x 7.9x% B.4x 9.7%x
2.9% 2.4% 3.5% 2.9%
5.4x 5.6x 3.4x 3.5x%

5.6 years b.6Gyears 5.9years 6.9 years

1 Prior year Comparativos have peen rostated for 2 crange in accounting pohcy In resoect of rental concessions and tenant deoposits (35 aisclosed in blote 1 of the

financial statements),

2 Group data as presentec n Note 17 of the financial statements. Tne proportionally conselidated figures include the Group’s share of jeint ventures' net debt and
rcproesents tne orningipal amount of gross debt, less cash, short tarm deposits and haud invastments

2 Notc 17 of the financial statements sets out the calculation of the Grous and proportionally censoldated LTV and Net Debt to EBITDA.

4. Net Debt ta EB TDA on a Group basis excludes non-recourse and joint venture barrowings, and tncludes distributions from non-recourse companies and

161Mt venturas,

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

Cur proportionally consolidated Net Debt to 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 Grougp, the Net Debt to EBITDA ratio decreased
from 7.9x to 6.4x.

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

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

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

place facilitias.

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

in November, we signed a £150m RCF with a bank which is
new Lo our unsecured relatienships; 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
fwo years. In line with these 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 £10UmM ican facility to fund specified infrastructure works
at Canada Water following the fermation of the joint venture.

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

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

The offices are targeting BREEAM Qutstanding and the
private residential is targating 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 Greaen
development loan facility for the Canada Water joint venture,
we have raised £525m of ‘Green’ and ESG linked finance

this year.

Earlier in the vear, we completed a £515m & year loan 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 loan and the
related interest rate hedging which completed in July.

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

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

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

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

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

-

Bhavesh Mistry
Chief Financiaf Officer
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FINANCIAL REVIEW coritinued

Exchange Square,
Broadgate
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FINANCIAL POLICIES AND PRINCIPLES

FINANCIAL STRENGTH

AND BALANCED

QOur sound financial footing enables us
to respond to markel challenges and
positions us to pursue opportunities.

Leverage

Our use of debt and equity finance balances the benefits

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

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

(and excluding any non-controlling interests). At 31 March
2023, propertionally consolidated LTV was 36.0% and the
Group measure was 27.4%. The ratic of Net Debt to EBITDA
is also a measure of leverage, based on earnings rather than
valuations and we consider this on both a proporticonally
consolidated basis and Group basis (excluding non-recourse
barrowings). At 31 March 2023, our proportionally consalidated
Net Debt to EBITDA was 8.4x and the Group measure was
6.4x. Our leverage on thase 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 positicn remains robust in the event of a significant
fall in property values. This means we do not adjust our
approach to levarage based only on changes in property
market vields. 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 cpportunities
when they arise. Qur 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
Linit Trust, are each financed in ‘ring fenced’ structures
without recourse to British Land for repayment and are
secured on their relevant assets. Presented on the following
page are the five guiding principles that govern the way
we structure and manage debt.

APPROACH

Monitoring and controlling our debt

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

Managing interest rate exposure

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

to movements in market rates of interest over a five-yeaar
period. The Board sets appropriate policy ranges of hedging
on debt over that peried and the ionger 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 profife across proportionally
consclidated net debt. As at 31 March 2023, the interest
rate on cur 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
beard, 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
externai credit ratings of the counterparties.

Foreign currency

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

currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles
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[ 1. Diversify our sources of finance

]

We monttor finance markets and seek to access differant sources of
finance when the relevant market conditions are favourable, to meet
the needs of cur businass and. where appropriate, thase of our joint
ventures. The scale and quality of our business ehables us to access
a broad range of unsecured and secured, recourse and non-racourse
debt. We develop and mamtain long term relationships with banks
and debt investors. We aim to avoid reliance on particufar sources
of funds and borrow from a large number of fenders from different
sectors in the market across a range of geographical areas, with
around 30 debt providers in bank facilities and private placements
alone. We work to ensure that debt providers understand our
business, adopting a transparent approach to provide sufficient
disclosures to enable tham to evaluale their exposure within the
overall context of the Group These factors enhance cur proposal

to debt 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 £15bn of Green/ESG-
linked finance. We also have existing long-dated debentures and
securitisation bonds. A European Medium Term Note programma

is mamtamed to enable us to access the Sterling/Eurd unsacured
bond markets, where we have one outstanding Sterling bond, and
our Sustainabie Finance Framework enables us to 1ssue Sustainable,
‘Green' and/cr Social finance, when it is appropriate for our business,

£3.4bn in over 20

total drawn debt (proportionally debt instruments
consolidated)

fz. Phase maturity of debt portfolio

The maturity profile of our dabt 13 managed with a spread of
repayment dataes, currently between one and 15 years, reducing our
refinancing risk in regard to timing and market conditions. As a result
of cur financing and capital activity, we are ahead of our preferred
refinancing date horizon of not less than two years. In accordance
with our usual practice, we expect to refinance facitities in advance
of their maturities.

5.9 years

average drawn debt maturity (proportionally consolidated)

3. Maintain liquidity

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

of undrawn, committed, unsecured revolving bank facilities These
facilities provide financial hguwdity, reduce the need to held resources
in cash and deposits, and minimise costs anising from the difference
betweaen borrowing and deposit rates, while imiting credit exposure
We arrange these revoiving credit facilities in excess of our committed
and expected requiremeants to ensure we have adequalte financing
avallabllity to support business requirements and new opgortunities.

£1.8bn

undrawn facilities

[ 4. Maintain flexibility

]

Qur facilities are structured 10 provide valuable flexibility

for investment activity execution, whether saies, purchases.
developments or asset management initiatives. Unsecured revolving
credit facilities provide full operational flexibility of drawing and
repayment (and cancellation if we require) at short notice without
additional cost. These are arranged with standard terms and financial
covenants and generally have initial maturities of five years {with
extension options) Alongs:de this, our secured term debt in iong-

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

£2.1bn

total facilities

5. Maintain strong metrics

We use both debt and eguity financing. We manage LTV through the
property cycle such that our financial position weuld remain robust
in the event of a significant fall in property values and we do not
adjust our approach to leverage basad only on changes in property
market yields.

We also consider the earnings-based leverage metric of Net Debt to
EBITDA on a proporticnally consolidated basis andg on a Group basis
(which is the ratic principally considered as part of our unsecured
credit rating}

Qur interest rate profile is managed separately from our debt, within
appropriate ranges of hedged debt over a five-year pericd and the
longer term as set by the Board
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We maintained our strong sentor unsecured credit rating "A', long
term 1DR credit rating “A-, and short term (DR credit rating F1',
affirmed by Fiteh during the year with Stable outlook

36.0% 8.4x A

LTV Net Debt to senicr 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 comprises British Land
elwntyres with maturnities U Lo 2035 and Hercules Unit
Trust bank loans.

Unsecured borrowings and covenants

There are two financial covenants which apply across all of
the Group’s unsecured debt. These covenants, which have
been consistently agreed with ali unsecured fenders 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 ara no income or interest cover covenants on any of
the unsecured debt of the Group. The Unencumbered Assets
of the Group, not subject to any security, stood at £3.9bn as
at 31 March 2023.

Although secured assets are excluded from Unencumbered
Assets for the covenant 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 surplys cash after payment of interest. In addition,

while invastments in [oint ventures do not form part

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

the Group.

Secured borrowings

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

Unsecured financial covenants
AsardiMarcn o I
Net Borrowings to Adjusted Capital and Reserves
Net Unsecured Borrowings to Unencumbered Assets

Tne British Land Company PLC 00621920

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

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

on its praperty portiulios, without recourse to British Land.
These ioans include LTV covenants (65% and 60%), and
incorme basad covenants,

Wae continue to focus on unsecured finance at a Group level.

Borrowings in our joint ventures

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

The securilisations of Broadgate (£1.099m) and Meadowhall
(£482m} have weighted average maturities of 7.9 years and
6.3 years respectively. The key financial covenant applicable
is to meet interest and scheduled amortisation (equivalent to
one times cover); there are no LTV default covenants. These
securitisations have quarterly amortisation with the balance
outstanding reducing to approximately 20% to 30% of the
original amount raised by expected final maturity, thus
mitigating refinancing risk.

The Broadgate joint venture has a secured £420m Green loan
which includes LTV and interest cover ratic 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 £160m loan
which includes LTV and interest cover ratio covenants.

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

2020 %

_________ 022 2% o
38 6 . 3290 o 29
32 30 25 30 21
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MANAGING RISK

MANAGING RISK IN
DELIVERING OUR STRATEGY

For British Land, effective risk management is L

fundamental to how we do business. it directly Our priorities for 2023/24

informs our strategy and how we position - Continue to closely monitor the external environment
i . ) N and support the business through managing the

the business to create value whilst delivering

e risks arising from the macroeconomic environment.
positive outcomes for all our stakeholders on - Continue to deliver an our readmap of raadiness

a tong term, sustainable basis. activities for the UK Govarnment’s proposed corporate

reforms, including finalising mapping of our financial

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

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

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

- Good progress with roadmap of readiness activities for
the UK Government's proposed corporate governance

raforms, including enhancing our internal control Risk management framework
framework and deeper internal controls testing We have an established risk management and contrel
- Deep dive reviews of our business risk registers framework that enables us to effectively identify, assess
incorporating mapping key controls against our key risks and manage the range of financial and non-financial risks
- Significantly enhanced our tachnology infrastructure facing our business, including those principal risks that

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

- Business continuity plan review accompanied by a
cyber crisis management simufation test.
- Mandatory training for all employees on key operational

and cyber security environment and key controls. could threaten solvency and hguidity, as well as to identify }
risks including sustainability, anti-bribery and corruption, J‘
I

cyber secyrity and health and safety. Qur integrated risk management approach combines a

- Integrated our building energy performance strategy into top-down strategic view with a complementary bottom-up
asset business plans to manage ERC risk exposure and operational process as outlined in the diagram and
deliver performance improvements acrass our portfolio. detailed opposite.

- Carried out a double materiality assessment to identify [
and assess the impact of the most material ESG issues on ‘
our business as well as the impact on our key stakeholders.

The outcomes of this were integrated into our risk [
management and influence both our businass activities
and Sustainability Strategy.

- Improved reporting of Health and Safety key risk

indicators including benchmarking against best practice.
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Governance

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

contral system during the year.

The Executive Directors and Risk Committes (comprising

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

The effective day-to-day management of risk is embedded
within cur operational business units and is integral to the
way the Group conducts businass. 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.

The Britisn Land Company PLC 00621920

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

control processeas, through independent review

Through this approach. the Group operates a ‘three linas
of defence' model of risk management, with operational
management farming the first line. the Risk Committee
and internal risk management team forming the second
line, and finally Internal Audit as the third line of defence.

In summary, our approach to risk managemeant 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 emplovees with
clearly defined roles and accountability. Qur organisational
structure ensures close inveolvement of senior management

in all significant decisions as well as in-house management of
our development, asset and property management activities.

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

QOur integrated risk management approach

Top-down

Internal Strategic risk management

Audit provides

Bottom-up

Operational risk management Maonitor KRIs

and centrols

asslrance onh |

Beoard/Audit Committee/ESG Committee

J and take

effectiveness -
Review external environment

of risk

managemant Robust assessment of principal risks
process and Set risk appetite and parameters
testing of bDetermine strategic action points

appropriate

Assess effectiveness of risk management actions

process and Internal ¢control systems
Report on principal risks and uncertainties

key controls |

Risk Committee/Executive Committee I

Identify principal risks

Direct delivery of strategic actions in line
with risk appetite

Monitor key risk indicators

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

| Business units ‘

Execute strategic actions
Report on key risk indicators

Report current and emerging risks

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

Our risk appetite

Our risk appetite lies at the heart of our approach to

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

We have identified a risk dashboard of key risk indicators
(KR!s) for each principal risk, with specific tolerances to track
whether our risk exposure is within our risk appetite or couiq
threaten the achievement of our strategic pricorities. The risk
dashboard is reviewad at each Risk Committee and serves
as a catalyst for discussion about how our principal risks are
changing and whether any further mitigating actions need
to be taken. The risk indicators are a mixture of leading and
lagging indicators, with forecasts provided where available,
and focus on the most significant judgements affacting our
risk exposure, including: our investment and developmeant
strategy; the level of occupational and development
exposure; our sustainability risks; our financial resitience;
and our key operational business risks (as illustrated 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 long term sustainable value.
The Board has reviewed our risk appetite in light of the
continued macroeconomic uncertainty and confirmed that
our current risk appetite is appropriate. In summary, our
appetite for financtal and compliance related risks remains
low, whilst our appetite for property and operational related
risks is moderate, reflecting our strategy of sourcing value
add opportunities, developing and actively managing our
portfolio, and recycling capital.

Significant factors which contribute to our balanced

appetite for risk across our business include:

- Diversified business mode! focused on prime, well-
located Campuses and Retail and London Urban
Logistics assets.

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

- Financial strength and discipling underpinned by a
strong balance sheet and robust liquidity position.

- Diverse occupier base with strong covenants

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

The Group's risk profile has been elevated during the

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

We have set out in the principal risks table the main adverse
impacts of thase chailenges and the actions we have taken
to mitigate them. These include operaticnal and financial
challenges for cur occupiers, reduced demand for cur
assets in the investment market, increased difficulty for us to
continue to execute our portfolio and development strategy
at pace, and rising financing costs, which impact property
values and could in time impact our rental income. Despite
these challenges, our business has continued to show
resilience, with our rabust risk management approach
continpuing to protect the business through this challenging
economic environment and enabling us to be flexible to
adjust and respond 1o these external risks as they evolve.

During the year, the Risk Committee has also

focused on key operational risk areas across the

business including:

- Dur programme to continue to enhance and
strengthen our key financial and operaticnal controls

- Health, safety and environmental risk management
and compliance with our key performance indicators.
Our health and safety management system was
re-certified under 1S0O 45001

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

- Environmental risks and cpportunities including EPC
rating of our assets

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

- Procurement and supply chain risks.

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

- Internal audit reviews and the implementation of any
contral findings or process improvernent opportunities.



Our principal risks and assessment

Our 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 likelithood, the financial impact (to both income and
capital values) and the reputational impact. From this

we identify bhoth the evternal and internal strateqic

and operational principat risks which currently have a
higher likelihood and patentizal impact on our business

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

risks relate to our capital aliocation, 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 interna! 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 into account the challenging
macroeconomic and geopolitical environment, and does

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

However, our current assessment is the Macroeconomic,
Political, Legal and Regulatory, Campus and LL.ondon Urban
Logistics Property Markets external risks have increased, as
well as our Portfolio Strategy, Customer and Financing risks.
At the same time, the Major Events and Business Disruption
and People and 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 80, including the key impacts on our business, our
mitigating actions and our key risk indicators.

Tha British Land Company PLC 0C621920

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 likelihood are not yet fully understood, albeit,
they are not considered to pose a material threat in the
short term. This could, however, change depending on
how these risks evolve over time and thus we continually
monitor them. All risk representatives and membaers of
the Risk Committee are challenged to consider emerging
risks and this is supplemented by formal horizon scans by
the Risk Committee, as weli as forming part of cur annual
strategy review process. While emerging risks relating to
structural market changes, inflationary pressures, climate
change, fire safety and skills shortages are already
consideraed within our principal risks, we are also
continuing to monitor 2 number of longer term trends
including advances in technology (such as artificial
intelligence), de-globalisation, suburbanisation, supply
chain resilience, regulatory and legislative changes and
energy security. Later this year, we are afso holding an
emerging risks workshop together with our internal
auditors to help identify and prioritise the key threats
and opportunities around emerging trends that have

the potential to impact our business and how these

risks can be better monitored and addressed.
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MANAGING RISK continued

The British Laad Company PLC 00621920

Principal risks
assessment

The risk assessment of our principal
risks at March 2023, as displayed in
our risk heat map. has been adversely
impacted by the volatile UK economic
and potitical landscape in the year.
Consequently, severai principal risks
have increased compared to FY22;
largely in their likelinood, and to a
lesser extent their potential impact
on our business due to mitigating
actions we have taken. Recently,
thare have been signs that the
macroeconomic headwinds that
have driven the increase are
subsiding which we anticipate will
lower the efevated risk assessment
of saveral principal risks looking
forward, albeit is too early to
conclude this at this stage and we
will continue to actively monitor.

Key
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PRINCIPAL RISKS

External principal risks

The Batish !V and Company PLC Q0821920

1. Macroeconomic Risks

The UK economic climate and changes te fiscal and
monetary policy present risks and ocpportunities in
property and financing markets and to the businesses
of our customers which can impact both the delivery of
cur 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 assass whether changes to the economic
outlook justify a reassessmeant 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 Committeas which tracks
kay macroeconomic indicators both from internal and
independent external sources (see KRis), as well as
central bank guidance and government policy.

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

- Our business model is focused on a prime, high guality
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.

KRis

- lForecast GLP growth, intlation and interest
rate forecasts.

- Consumer confidence and unemployment rates.

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

Change in risk assessment in year

The macroeconomic risk outlock was volatile during the
year. It increased during the first haif 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 portfolic strategy, our
markets and our customers.

The Board and key Committees have overseen the Group's
response to the impact of the macroeconemic envircnment
on our business during the year, and whilst the outlook for
the UK economy has improved more recently, we remain
mindfu! of the ongoing macroeconomic challenges. In
response, we have increased the regularity of our economic
outlook assessments to assass their consequengas on our
strategy and are taking actions which we deem appropriate.
Waea are proactively managing our business by taking a
risk-managed approach in terms of capital allccation and
maintaining a strong financial position. In particular, we are
managing our davelopment risk by fixing costs and taking a
measured approach to progress our pipeling as and when the
tirme is right. Also, we are actively managing our financing
risk, and maintain access to a diverse range of sources of
finance with a spread of repayment dates, along with the
use of hedging to mitigate against rising interest rates.

Opportunity

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

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

Key: Change in nsk assassmert from last yoar

Increase No change Decrease
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PRINCIRPAL RISKS continued

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

KRIs

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

- Reluctance of investors and businesses to make
investment and occupational decisions whilst the
outcome remains uncertain.

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

- The potential for a change of leadership or
political direction.

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

How we monitor and mitigate the risks

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

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

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

Change in risk assessment in year

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

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

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

Opportunity

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

Key: Tnange i -5« asanss~onr from last year

Increase N& change Decrease
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3. Property Market Risks

KRis:

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

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

How we monitor and mitigate the risks

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

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

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

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

- We stress test 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 prchability.

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 pbuildings with leading sustainability and design
credentials, surrounded by attractive public spaces with
wide range of amenities and an engaging public realm. This
supports the resilience of our offer as occupiers focus on the
very best space for their business and this is demonstrated
by the continued strength of our ieasing activity across aur
Campuses this year.

Oceupler and investor demand indicators in our secters.
- 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 occcupier
trends and people visiting cur Campuses

Retail

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

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

Opportunity

Our Retail portfolio focuses on retail parks, which we believe

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

London Urban Logistics

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

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

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

Opportunity

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

1 KRIs

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

Such incidents could be caused by 2 wide range of external
events such as civil unrest, an act of terrorism, pandemic
disease, a cyber-attack, an extreme weather occurrence,
environmental disaster or a power shortage.

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

How we monitor and mitigate the risks

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

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

- The Group monitors the Home Office terrorism threat
level, and we have access to security threat information
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 portfolio.
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- Secdrity Service National Threat level
- Security risk assessmaents of our assets.

Change in risk assessment in year

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

Whilst Covid-19 disruption has eased, the heightened global
and political uncertainty, exacerbated by war in Ukraine,
coutd have an impact on the Group's operations and
stakeholders. Specifically, terrorism remains a threat, as is
the risk of cyber security breaches. Our ¢risis management
team carries out event simulations to test our processesg
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 faw yaars have demonstrated
the resilience of our business model and our robust crisis
management and business continuity plans. We ramain
vigilant to the continued risk from external threats.

Key: Crz
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5. Portfolio Strategy Risks

KRls

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

This could result from:

- incorrect sector selection and weighting

- poeortiming of investment and divestment decisions.

- inappropriate exposure tc developments.

~ wrong mix of assets, occupiers and region concentration.

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

- inapprogpriate 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

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

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

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

- Individual investment decisions are subject to rabust risk
avaluation overseen by our investment Committee including
consideration of returns relative to risk adjusted hurdle rates.

- Review of prospective performance of individual assets and
their business plans.

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

- Execulion 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.

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

Kl Change in risk assessment in year

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

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

have influenced our abitity to execute our portfolio

and development strategy at pace, and the rising

interest environment has inevitably impactad valuations.
Deaspite this tougher macro environment, our operational
performance has been strong, and refnforces our conviction
in our key markets of Campuses, Retail Parks and London
Urban Logistics,

Opportunity

We have a diversified portfolio strategy and focus on
sectors which are supply constrained and where we have
pricing power and can leverage our competitive strengths
in development and active managemeant 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. Our 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 decisicons.
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6. Development Risks

J KRIs

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

Deveiopment strategy addresses several devalopment risks
that could adversely impact underlying income and capital
performance including:

- development ietting exposure.

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

- major contractor or subcontractor failure.

- adverse planning judgements.

How we monitor and mitigate the risks
We apply a risk-controlled development strategy
through managing our exposure, pre-letting strategy
and fixing costs.

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

- Prior to committing to a development, a detailed appraisal
is undertaken. This includes consideration of returns
refative to risk adjusted hurdie rates and {s overseen
by our investment Committee.

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

- Competitive tendering of constructian 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
ailowances in our cost estimates and incorporate
within our fixed price contracts.

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

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

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

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

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

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

- Speculative development exposure £12 5% of
portfolio ERV.

~ Residential development exposure.

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

- Construction costs inflation forecasts.

Change in risk assessment in year

Our development risk has remained at similar levels

overall and is considered a medium impact risk with

a medium probability.

During the year, inflationary prassures in the construction
supply chain for certain materials and labour have continued,
which have been further compounded by the war in Ukraine,
impacting both development returns and the timing of our
future pipeline. However, construction cost inflation has
moderated down to around 3-4% forecast for this year, from
the peak of 10% in 2022, in line with our expectations. We
are progressing our committed development pipeline, whilst
managing the risks appropriately through a combination of
timing, pre-lets, fixing costs and use of joint ventures. Qur
development exposure remains well within our internal risk
parameters of 12.5% at 5.5% of portfolio gross asset value.
We have competitively secured fixed price contracts on 94%
of the costs of our committed developments and 38% of cur
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 our managament team
mean we are well positionad to pragress our development
pipetine, whilst mitigating the risk through a combination of
timing, pre-lets, fixing costs and use of joint ventures. We will
continue to actively monitor the inflationary price increases
or any potential delays in the construction supply chain and
work with our contractors to manage such issues We wil! '
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 Committee.

Key: Crangs i fis«< assnssmant fom last yaar
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7. Financing Risks

KRis

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

Financing risks include:

- reduced availahility of finance.

- increased financing costs.

- leverage magnifying property returns, both positive
and negative.

- breach of covenants an borrowing facilities.

How we monitor and mitigate the risks

- We regularly review funding requirements for our
business plans and commitments. We monitar 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 cpportunities that
meet our reguirements.

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

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

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

- We manage our use of debt and equity financa 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
rermain robust in the event of a significant fall in property
values. We also consider Net Debt to EBITDA, an earnings-
based leverage meatric. With these metrics, we do not
adjust cur approach to leverage based only on changes
in property market yields.

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

- Financial covenant headroom is evaluated regulariy 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 {_and.

- Period until refinancing 1s required
(not less than two years).

- Net Debt to EBITDA.

- LTV (proportionally consclidated).

- Financial covenant headroom.

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

Change in risk assessment in year

Macroeconomic factors have impacted debt capital markets
during the year, and as such our financing risk has increased
slightly in likelthood. Despite this our balance sheet remains
strong and we retain good access to finance, and as a result
our financing risk is 5till considered overall a medium
impact with a low to medium probability.

Market interest rates have risen sharply from very low levels
and the future outlook is volatile and uncertain. Fixed rate
debt and derivatives (swaps and caps) are used to mitigate
against the risk of rising interest rates both now and going
forward, with 76% of projected debt hedged on average

over the next 5 years. Despite the turbulent macroeconomic
environment, the scale and quality of our business enables us
to continue to access funds from a range of sources and we
have raised £1.2bn of new finance on good terms in the year.

Opportunity

The current uncartain environment rginforces the importance
of a strong balance sheet. Qur senior unsecured credit rating

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

Our Net Debt to EBITDA on a proportionally consclidated
basis is 8.4x which is 13x lower than in F¥Y22, 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 requirements and take advantage of opportunities
as they arise.

We have strong hiquidity with £1.80on of undrawn, committed,
unsecured revolving facilities and we have no reguirement to
refinance until early 2026.
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8. Envircnmental Sustainability Risks

KRIs

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

This risk category includes the:

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

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

- overall compliance requirements from existing and
emerging envircnmental regulation.

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

How we monitor and mitigate the risks

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

-~ The Risk and ESG Committees continue to oversee our annual
TCFD disclesures including scenario analysis 1o assess our
expasure to climate-related physical and transition risks.

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

- Qur property management departmeant operates an
anvironmental managaement system aligned with 150 14001
We continue to hold IS0 14001 and 50001 accreditations at
aur commercial offices and run I1S0-aligned managerment
systems at our retail assets.

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

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

- Woe target BREEAM Outstanding on office developmaents,
Excellent on retail and HMQ3" on residential. We have also
adopted NABERS UK on all our new office developments.

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

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

- Portfolio flood risk.

Change in risk assessment in year

Our environmental sustainability risk has remained stable
in the year with both a medium impact and probability.
Overall, the environmental sustainability risk outlook
cantinues 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 prograss against our 2030 environmental
commitments which include ambitious targets to be net zero
carbon portfolio by 2030 and a fecus on environmental
leadership. We are continuing to improve the energy
efficiency of our standing portfolio and have improved

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

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

Opportunity

We have a clear responsibility but alse opportunity ta
manage our business in the maost environmentally responsible
and sustainable way we can. This is integral to our strategy:

it creates value for our business and drives positive cutcomes
for our stakeholders. Cur Sustainabiiity Strategy has avolved
further by grouping it into three kay pillars: Greener Spaces,
Thriving Places and Responsible Choices, which map to

the environmental, social and governance elements of our
approach. Our overall sustainability performance has been
recognised in international benchmarks including GRESB,
where we were delighted to achieve a GRESB 5 star rating
for 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 environment where employees can
thrive, may resuit in significant underperformance or impact
the effectiveness of operations and decision making, in turn
impacting business performance.

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

- informed and skilled recruitment processes

- talent performance managemeant and succession planning
for key roles.

- competitive compensation and benefits.

- people development and training.

- our flexibie waorking 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 cur requirements in managing key
risks including health and safety, fraud and bribery, modern
slavery and other social and environmental risks, as detailed
in our policies and codes of conduct.

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

Change in risk assessment in year

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

a medium impact risk with a medium probability.

Against a wider economic background of rising inflation,
increasing energy bills, and the lingering effects of Covid-19
which have been widely felt, like many companies, we have
been experiencing rising wage expectations and an increase
in employee 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. Curing the year we have actively
responded to feedback from previous employee surveys,
and we were pleased to have our highest ever empioyee
engagement score of 78% in November 2022,

Opportunity

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

10. Customer Risks

KRis

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

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

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

- We work with cur customers to find ways 1o best meet their
evolving needs.

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

- We regularly measure satisfaction across 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’).
- Qeccupancy and weighted average unexpired lease term.

Change in risk assessment in year

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

Opportunity

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

KRIs

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

technology and cyber security.
- health and safety.

- third party relationships.

- financial crime compliance.

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

How we monitor and mitigate the risks

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

Technology and cyber security

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

- Cyber security risk is managed using a recognised security
framework, supported by best practice security tools
across our technology infrastructure, I T 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 the Health and Safety
management systems, processes and performance in terms
of KPIs and reports to the Risk, Audit and ESG Committees.

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

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

Third party relationships

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

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

Financial crime compliance

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

- Al employees must undertake mandatory training in
these areas.
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- Information systems vuinerability score.
- Cyber security breaches.

- Health and Safety risk assessments

- Health and Safety incidents.

Change in risk assessment in year

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

a medium probability.

Cur business faces both operational and compliance risks

in its day to day activities across our people, processes

and technology. The key risks to our business inciude:
technology and cyber security, health and safety, third

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

Opportunity

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

Assessiment of prospects

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

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

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

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

- For British Land we agreed £375m of new RCFs, all for
initial 5 year terms, as well as the extension of a further
£100m RCF to March 2028, and sgreed 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 fcan 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 cnly; and

a forecast which also includes non-committed transactions
the Beard expects the Group to make. A five-year forecast is
consideraed to be the optimum balance between the Group's
long term businass model to create Places People Prefer and
the fact property investment is a long term business. Qur
weighted average lease fengths and drawn debt maturities
arg in excess of five years (5.7 and 5.9 years respectively at
March 2023). Forecasting graater than five years becomes
increasingly unreliable, particularly given the historically
cyclical UK property industry,

Assessment of viability

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

The assumptions underpinning the foracast cash flows and
covenant compiiance 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 dalivering on its
strategy. A number of these principal risks, because of their
nature or potential impact, could also threaten the Group's
ability te continue in business in its current form if they

were to occur.

Ina Britisn Land Company PLC Q0821920

The Directors paid particular attention to the risk of a
detericration in economic outlook which weuld adversely
impact property fundamentals, including investor and
accupler demand which would have a negative impact

on valuations, cash flows and a reduction in the availability
of finance. In additicn, 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 businegss model, are not considered by
the Directors to have a reasonable likelihood of impacting the
Group’s viakility over the five-year period to 31 March 2028.

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

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

- Areduction in investment property demand to the level
seen in the last severe downturn in 2008/2009, with
outward vield shift to ¢.9% net eguivalent yield.

The outcome of the 'severe downside scenario’ was that
the Group's covenant headroom on existing debt (i.e. the
level at which investment property values would have to
fall befare a financial breach occurs) reduces from 36% to,
at its lowest level, 10%, prior 1o any mitigating actions such
as asset sales, indicating covenants on existing facilities
would not be breached.

Based on the Group’s current commitments and available
facilities there is no requirement to refinance until early 2026.
In the normal course of business, financing is arranged in
advance of expected 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 tc meet its future liabilities at the refinancing date,
principally asset sales. which would allow the Group to
continue tc meet its liabilities over the assessment period.

Viability statement

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

will be able to continue in operation and meet its liabilities

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

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

HOW WE ENGAGE
WITH & CREATE
VALUE FOR OUR
STAKEHOLDERS

The Britisn { and Comgany PLTC 00621920

Understanding our stakeholders is

critical to the long term success of

cur business. Regular engagement ‘
with them helps to shape our strategy

and ultimately informs our decisions

so that we can deliver outstanding

places and positive outcomes for !
all stakeholders.

Section 172 Statement

Section 172 of the UK Companies Act 2006 requires
directars 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.

execution of our strategy and in achieving sustainable

Stakeholder engagement is critical to the formulation and

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

s Read more about how we manage risks and materiality

success for the long term. The nature of our business
means that we have continuous dialogue with a wide

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 whao visit or live in our spaces

Why are they important?

Qur customers are at the centre of

everything we do, and our success

depends on our ability to understand

and respond to their needs

What matters to them?

- High quality, sustainable space
that fulfils their needs

- Healthy and safe spaces that
promote wellbeing

- Fair and suitable lease terms

How we engage

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

Regular dialogue with leasing, asset
and property management teams
Annual customer satisfaction surveys
to gain insight inte how our places
are performing

Customer naetworks across

our Campuses

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

Outcomes from engagement

75%
customers rate us as 'the best’ or

Value created

34m sq ft

of new space leased in the year

0.9m sq ft

of additional space under offer

, k4 l Our Investors

The people and institutions who own British Land shares or bonds

Why are they important?

Qur investars play an important role in
helping to shape our strategy; they also
help facilitate access to capital which is

vital to the long term performance of
our business

What matters to them?

- Financial perfermance, returns and
the dividend

- Strong balance sheet

- Clear strategy and business model

- Leading ESG performance

- Financial risk management;
disciplined capital allocation

- Strong ieadership and
company culture

How we engage

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

Meetings, roadshows, conferences
and telephone and video calls
Regulatory reporting including the
Annual Report, full and half year
results and ad hoc updates

Our Annual General Meeting

Site visits and investor days
Investor audit
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Outcomes from engagement

c.50%

of share register met

157 .

number of investor meetings

Value created
7%

growth in underlying profit in year

3%

growth in dividend in year
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ﬂ Our Communities

Pecple who live in and around our places as well as

local organisations and enterprises

Why are they important?

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

What matters to them?

- Places which foster social
connectians and enhance wellbeing

- Education and employment
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:

- Plannhing and community forums

- QOur Community Funds

- Volunteering and charitable
donations

- Employment and apprenticeship
opportunities

Outcomes from engagement

16,600

people benefiting from
education partnerships

2,300

people benefiting from
employment support

Value created

£1.9m

affordable space provided to
small businesses and charities

@ Our Suppliers
" and Partners

Those who have a dire¢t 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 stakeholders

What matters to them?
- Leng term, collaborative,
trusted relationships
- New business opportunities
- Fair commercial and payment terms
- Algned objectives and values

How we engage

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

- QOperating 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 cur business objectives
through our Supplier Conference
which this year focused on
‘Creating Value, Sustainably’

Qutcomes from engagement

100%

of suppliers signed up to Supplier
Code of Conduct

100%

positive feedback from Supplier
Conferance event

Value created

98%

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

aen Our People

Everyone employed by British Land

Why are they important?

Our pecple are critical to the success
of our business; they are responsible for
delivering the strategy, live by and help
shape our culture and ultimately daliver
sustainable vaiue to our stakeholders

What matters to them?

- Diverse and inclusive culture with
strong leadership

- Career progression and
development opportunities

- Healthy and safe space that
promotes wellbeing

- Fair pay and reward

- Flexible working practices

How we engage

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

-~ Internal communicaticns channel
including newsletters and intranet

- Regular team meetings and half
vearly appraisal process

- Annual employee engagement
survey

- CECQ breakfast series open to all
employees launched this year

- In person conversations with
select Board members

QOutcomes from engagement

78%

employee engagement score,
against a target of 72%

74

people received a promotion or
opportunity to move roles internally

value created

93%

employees proud to work for
British Land
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OCUR PEOPLE

international
Women's Day

OUR PEOPLE
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Ali-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
pecple to deliver our strategy.
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PEOPLE AND CULTURE

OUR PEOPLE

Our year in numbers

78%
employee engagement score, against
a target of 72%

£347,000

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

7,360

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

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

90%

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

ethnicity pay gap

15%

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

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

Ranked 167 in the top
75 Social Mobility Index
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STRATEGY

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

Strong empioyee engagement

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

of Covid-19 which have been widely falt, our employee
engagement remains strong. Despite the macro challenges
we had our highest-ever employee engagement scere of 78%
in Novernber 2022, compared te 63% in January 2022. The
compitetion rate of the survey was 84% (87% in January 2022).

The results show cur people have confidence in British
Land's leadership and its communication, recognition of
British Land as a great place to work (91%), pride in working
for the Company (93%), and increased confidence in the
Company’s success. However, we alse identified areas that
need improvement, such as career progression and work life
balance. We break down the survey resuits in multiple ways
to understand as many diverse perspectives as possible. We
look at the results for different departments or specialisms,
iength of service, age, gender, ethnicity, sexual orientation,
disahility and many other groups of colleagues to seek out
any anomalies or areas where we need to target particular
initiatives. We use the data to focus our action pians

The importance of Diversity, Equality &
inclusion (DEE&LI)

Our published DE&I Strategy britishland.com/DEI sets out
the path to 2030 for us to improve DE&| of our business,
ensuring that we reflect and understand the people who
work, shop, live and spend time in our places. We have made
substantial progress in DE&I initiatives and regularly update
on the overall plan to our £SG Committee. In our most recent
survey 92% of our people felt that diversity is a stated value
or priarity for British Land and 82% that British Land invests
time and energy into building diverse teams, British Land has
been recognised for its social mobility commitments and was
included in the top 16 of 75 organisations benchmarked by
the Social Mobility Foundation Index. We have a target that
17.5% of our staff will be ethnicaily diverse by 2625 and keep
regular track of our progress. The number of women in our
senior leadership population (Executive Committee and
direct reports) 5 35% which s a reduction from last year

and will be a key focus for the pericd ahead
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British Land company
conference, Printworks
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PEQPLE AND CULTURE continued

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

The diversity of our Employee Networks

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

of aur people are fecling about what is impaortant to them

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

o people struggling at home with multiple responsibilities.
Qur Cycling Network is encouraging new cyclists and
heiping them work out how best to get to our places.

The enaBle Network, which focuses on raising awareness of
disabilities, recently held a workshop calied ‘Dyslaxic 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 obvious physical challenges to difficulties for staff

that may not be obvious but ¢can be made easier by

simpl'e changes.

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

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

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

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

Workforce gender diversity at 31 March 2023

Key
"7 Female
7~ Male
N 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 designed and introduced a
raevaerse mentoring pilot scheme. This initiative is a first for
British Land where Executive Committee members are
mentored by more junior colieagues who are ethnically
diverse. The process has been inspiring and thought
proveking and enables the Executive Committee mambers
in particular to understand very different perspectives
from their own experience.

Inclusion and supporting work experience

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

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

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

Developing talent

We want to help our peopie to be the very best that they
can be. We run a learning and development programme to
irnprove both technical skills and knowledge and leadership
and management training. Continua!l improvement is
essential for a thriving, resilient and innovative arganisation.

In the past year, the Company invesied 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 inciyde &
programme matching nominated senior staff with our Board
and Executive Committee as mentors, a reverse mentoring
programme matching BAME employee with Executive
Commitiee members, and an internal speed mentoring
event open to all staff organised by our Employee Networks
resulting in 69 new internal mentor-mentee pairs. We also
partner with organisations like Real Estate Balance to provide
mentors, which is a valuable learning and development
appartunity for aur staff.

Thirty three colleagues are currently undertaking professional
gualifications 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
departments within the Company, we have been
focusing on deveioping our strengths and exploring
behavioural changes to achieve our professional geals
Through coaching and specialised communication
training, we’'ve learnt how to improve our presence in
meetings and whean networking, develop our leadership
brand, and enhance our communication skills through
self-awareness and situational understanding.

The 12-weak ‘Reaching your full potential’ programme
has focused on understanding more typical female
behaviours and provided a wealth of thought-proveking
fearning materials. The group dynamic has allowedg
shared learning, mutual support and increased
confidence-building and has provided an excellent
opportunity to expand our netwaork across the business.

2. Gavin
Head of Secretariat

My stutter has been something that has been met

with varying degrees of acceptance throughout my life.
British Land has an cpen and inclusive culture allowing
me to talk openly and honastly with my team, my line
manager and the business as a whole. Mast importantly,
because of the culture, having a disability at British
Land has in no way impacted my career. In fact my
career has flourished.

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

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

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

3. Angela
Ctient Services Director

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

at King's Cellege, Landon) using active listening and
questioning t¢ 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
Broperty Management and made valuable contributions.
The Circl coaching programme is exceptional as it
provides hands-on skiil development and diverse
perspectives, while supporting young talent in their
career advancement.
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SUSTAINABILITY REVIEW

. THRIVING
A PLACES

GREENER
SPACES

222, RESPONSIBLE
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We make choices which minimise
our carbon emissions as well as
our impact on nature and the
wider environment.

2030 targets

S50%

less embodied carbon at
cur developments

75%

reduction in operational
carbaon intensity across
cur portfolio

All developments
to be net zero
embodied carbon

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

£25m

Social impact Fund
deployed

90,000

peopie benefiting from
education or employment
partnerships

Affordabie space
provided at each
priority place

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

Responsible
employment

Diversity and
inclusion

Responsible
procurement
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DELIVERING ON OUR 2030
SUSTAINABILITY STRATEGY

Our approach

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

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

Qur Greener Spaces pillar includes our ambitious 2030 net
zero targets, across both developments and our standing
portfolic. This year, for the first time, performance against
these targets impacted executive remuneration'. We know
that our places succeed when the local communities in which
they operate thrive - this informs our social impact pillar:
Thriving Places. To support our commitments, we have
launched a £25m Social lmpact Fund to 2030. This will
support delivery of our headline 2030 sacial 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 emplayment, diversity and inclusion
and responsible procurement.

Greener Spaces

Celivering Greener Spaces is integral 1o creating Places
People Prefer. This means making choices which minimise
our carbon emissions? and our impact on the environment

wherever we can. This approach

alsa helps us maet the

needs of our customers who want space with excellent
sustainability credentials, helping them to achieve their

own sustainability ambitions.

The built envirenment accounts for over 40% of global
carban emissions so we have a rasponsibility to act

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

our 2030 net zero targets.

—} For more information see pages 75-79.

Embod et carbon targets

50%
lowear embodied carbon

intensity at our offices
developments to 500kg CO.e

100%
of developments delivered

after April 2020 to be net zero
embaodied carbon

Operat.onal carbon targets

75%

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

25%
improvement in whole building

eneargy efficiancy of existing
assets by 2030 vs 2019

1. Detals of now Sustainadiity performance imoacted 0n exccutive rémuneration can oe founa on pldé and plst
2. Carpsn €missions 15 used intercnangeably witn greenaguse gas (GHG) emissions. Qur ancounting ang repo-ting covers e scoce of all GG emissions tyces ana

GHG ¢™us5:0ns are converted 1Ints carban cioxide equivalent.
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646kg CO,e per sgm
embodied carbon in
current offices
developments

Second net zero carbon
development delivered at
1 Triton Square

Programme of net
zero audits completed
identifying energy and
carbon saving initiatives

40% reduction in
operational carbon
intensity ¢offices)

22% reduction in whale
building energy intensity
(offices)
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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

Q0 Lo -
—\— Thriving Places

appartunities for local people.

Qur social impact strategy focuseas on the three care areas
where we can make the greatest positive impact: education,

employment and affordable space.

We have set clear 2030 targets in each area and we have
established a £25m Sccial Impact Fund, comprising at least

0020
—MA
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Resp'cimsible' éﬁéi_ces

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 out
on page 12. We incorporate the highest social, ethical and

environmental standards across all cur procurement decisions.

£15m in cash and £10m from affordable space contribution.

—>- For more information see pages 81-85,

2030 Targotsr
Education
80,000 people
benefiting from
education partnerships
by 2030

Employment

10,000 people
receiving meaningful
employment support
by 2030
Affordable space
E1Cm of affordable
space provided

by 2030

2023 4.gh ghts

16,600 education beneficiaries
62 education initiatives

2,300 people receiving

t]O‘“?;OITargcts o
Responsible -
employment

Diversity"a;ld -

inclusion

meaningful employment suppaort

578 people supported into
employment

£1.9m of affordable
space provided

Responsible -

procurement

2023 Highlghts

7\ For more information see pages 87-39,

Achieved our highest ever employee
engagement score of 78%
E347,000 spent on training and
professional qualifications; 33 British Land
employees currently undertaking
professional gualifications
Exceeded the 2021 Parker Review
recommendations of at least one Board
member from an ethnic minority group
Ranked 16™ in top 75 Sccial Mobility index
Supplier Code of Conduct updated to
include specific Sustainable Development
Goals requirements
Independent anti-madern slavery audits
of key suppliers
Industry and expert collaboration with
Unseen - Construction Hub

Our performance in leading international benchmarks

GRESH 2022:

5-star Cevelopment

4-star Standing Investments

Science Based

Targets:

approval in 2021

MSCl ESG
Rating 2022:
AAA

EPRA
Rating 2022:
Gold

CDP 2022:
B score

FTSE4Good
Index 2022:
88" parcentile
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SUSTAINABILITY
REVIEW continued

Exchange Square,
Broadgate
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ENVIRONMENTAL REVIEW

GREENER
SPACES

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

the wider environment.

Highlights:

646kg CO,e per sqm

average embodied carbon in current office developments

5 star

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

nvested in energy efficient interventions on our standing
portfolio since FY19

45%

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

Energy and carbon

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

1. Reducing embodied carbon in developments
Embodied carbon refers to the carbon emissions resulting
from the production and transportation of materials for a
building and all elements of its construction and deconstruction.
Cur 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 Liverpeol Street
and 1 Triton Square.

To do this, we undertake whale life carbon assessments on il
deveiopments 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 establishad an internal Low Carbon Materials
Working Group to focus on these opportunities. This nas
involved information sharing across our own projects as well
as a comprehensive programme of engagement with feading
constructers, demolition specialists, and concrete, steel and
aluminium producers. The focus is on matearials recoveary
including the reuse of stee! and low carbon specifications
such as concrate 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 Lang, Service Charge and Occuplers.

2 Our Pathway to Net Zoro s avalable on our website britishland.com/
pathway-ta-not-zerg

British Land Annual Report and Accounts 2023 75




SUSTAINABILITY REVIEW continued

Tre British Land Company PLC 00821920

Current estimates for embodied carbon in office
deveglopments are ahead of the glidepath to our 2030 target
of 500kg CO.e per sam as shown below:

Offices dovelopmen?s kg CO-e per sam

Completed deve\ap_mehts 408

Deveropment pipaline incluging 608
compieted developments

J_Developm-entgjpéiine éxciud@?g 776‘5-46 I
completed developmaents

Far new offices developments, we target whole building
operational efficiency of 90kWhe per sgm’, in line with UK
Green Building Council (UKGBC) recommendations. To
support this, we are adopting the NABERS? Design for
Parformance approach on all our office deveiopments;
this is a framework for accurately predicting the energy
consuymption of a building throughout its life. We were
delighted that 1 Broadgate recelved its target rating of

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

Circular economy

We have established circular economy principles for

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

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

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

where quality or properties are diminished in the process

Looking forward, we are designing with disassembly
in mind, Last year we wera 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
appraopriate on our major developrments. This initiative
allows us to track materials used during construction,
enabkling them to be easily repurposed at the end of a
building’s life.

. National Australian Built Environment Rating System
- See prtisnland com/offsetting on our wedsite
Sce aotails of tapse carne cradits 1N our Bustarmaality Progress Report

INTENE

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

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

We are also thinking about circularity more widely, to includge
operational waste from our buildings. This vear, working with
Biohm, a biomanufacturing specialist, we completed a review
of the waste produced at our Regent’s Place Campus and
jooked at the possibiiities 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 currantly offset any residual embodied
carbon in our developments. This is the residual embodied
carbon that remains once viable options to reduce embodied
carbyon through material reuse, design efficiency or materials
selection and specification have been completed.

This year we updated cur Developments Embodied Carbon
Offsat Palicy®, setting out the care criteria required for
carbon credits and our additiona! principles and priorities
when selecting projects. We prioritise purchasing carbon
credits from high guality nature-based projects as these
cften provide additional environmentai benefits and co-
benefits to the local communities. In addition, we partner
with carbon market specialists and conduct a thorough
due diligence process on the projects priar to selaction.
We recognisa that the voluntary carbon market is fast-
evelving and so this strategy is subject to a regular review
as guidelines and our preferences evaolve. In addition, we
are axploring local opportunities for carbon offsetting to
campliment our strategy.

We now pre purchase carbon credits for our committed
developments, both to ensure that we can select our
preferred projects and to provide greater certainty over
the costs. 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 approximateiy 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 pipeline. Following year end
41% of these pre purchased credits were retired®, For the
remaining ¢.33% of embodied carbon, we will pre purchase
cartban credits in ling with our updated strategy.

Sae the performance taoles 1n our Sustanability Progress Report at oostisnland com/aata
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2 Finshury Avenue

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

by a by-product from the steel production precess.

This has aiready 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 bheam
in the future We are adopting a ‘'materials passport’ as
we did at 1 Breadgate.

tmage isa CG/

3 Sheldon Square

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

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

The refurbished building will target a NABERS 4.5 star
rating and will be fully electric. It will incorporate smart
enabled building services and controls, which means
the building can adapt guickly to changes in user needs
s0 energy s not wasted. These initiatives, togeather with
the overarching refurbishment, deliver an improvement
in operational energy efficiency of over 40% when
compared to the existing building as well as a

minimum EPC B rating.

image is a CG/
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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 wholea building operational
enargy intensity against cur FY19 baseline (Offices). This
improvement in our carbon and energy intensities puts us on
track to achieve our 2030 targets. This reflects the positive
impact the energy and carbon efficient interventions are
having on lowering energy consumption. However, a
significant part of these reductions are due to altered
working patterns because of Covid-19. We expect some of
these improvemeants to unwind as office use and accupancy
further normalises. Morea detail on intensities is provided on
pages 102-103.

We are making good pregress on our net zero plans.

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

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

alsa recognise that forthcoming Minimum Energy Efficiency
Standard (MEES) legisiation will require all our buildings to
be EPC A or B by 2030, Our net zero interventions should
heip deliver this and overall we have estimated the total

cost of EPC compliance to be £100m. A significant portion of
this investmeant will be recovered through the service charge
as part of the norma! process of lifecycle replacement. We
have made good progress on our Campuses, £9.5m has bean
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 cur carbon and energy reduction
goals. To progress this, we have held a series of customer
round tables attended by our leading retail and office
occupiers, helping them to identify opportunities to

make improvements on their own space.

Digitalisation

We continue to explore how smart technologies can make
aur buildings more enargy afficient. At 100 Liverpool Street,
we have rolled out BL Connected, our Smart piatform, across
landlord controiled 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 parameaters.
The implementation of optimisation is expected to reduce
energy consumption from heating and cooling by 30%

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

Renewables

The decarbonisation of the National Grid will play a key

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

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

in the energy markets has made this more chalienging.

reduction in Offices carbon intensity against baseline
{whole building)

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

2 megawatt peak

of solar capacity across our portfolio

Biodiversity

We recognise the importance of biodiversity and in
particular, the key role it has in supperting the wellbeing of
customers and visitors to aur places. With over 100 acres of
land in London under our control, biodiversity is a significant
consideration for us. In addition, cur Materiality Review (see
page 88} identified biodiversity as one of the areas where
British Land has significant impact.

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

1 Office performance 1s reported because the data relates to the whole building
and aligns with our 2030 targets Retal gata s comrmon parts only. whole
oullding rotail data will be reoorted fram Fy24
Renawan(e Energy Guarantees of Onigin
Renowablc Gas Guarantecs of Ongin.

. For maro informatian on our renewasle energy perfGrmance see our
Sustainaniity Progress Report britiseland com/data

BN
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Regent's Place public realm

As part of the second phase of the public reatm works
we have added high quality urban greening, including
flower-rich perennial and bulb planting, vertical ¢limbers
and new trees. We have also installed 2 357 sgm
biodiverse modular green wall containing a diverse mix
of plant life and multiple insect habitat boxes, providing
nesting opportunities for insects, birds and bats. 12 trees
which could not be accommodated were movad to
Regent’s Park and any soil not needed was reused at

a loca! school garden, These initiatives have delivered

a 39% biodiversity net gain.

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

rhe Bntish Land Company PLC 00621920

Transition Vehicle

A key mechanism for delivering on our energy and
carbon targets is our Transition Vehicle, established

to fund the cost of retrofitting our standing portfolio.
This is financed by an internal levy of £60 per tonne of
embodied carbon in new develoepments. 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 fleat.

This year the Transition Vehicle has fundad £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 maore in our Sustainability Progress Report at
britishland.com/data
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SOCIAL REVIEW

4N THRIVING

f" ﬂ

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 vear, we refreshed our social impact strategy, guided by
feedback from a materiality assessment by Jl.L, 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 threa key areas
where we can make a difference: education, employment
and affordable space. The way we do this is always Place
Based - tailored around local needs and opportunities for
the communities at each place.

Three earlier commitments are now fully integrated into
business as usual. Connecting with customers, community
partners and suppliers arcund local priorities underpins

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

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

to 2030, comprising at least £15m cash contributions and
£10m affordable space. We also set new education and
aemployment targets to 2030, for which we provide detail on
the following pages, and we increased emphasis on offering
affordable space to 2 broad range of local organisations.

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

Social |mpact

£25m

Social Impact Fund to 2030

£12.5m'

social value generated

26,000

beneficlaries in 2023,

In 2023 our total sacial impact cash contribution was £2.2m.
This year we have introduced social value reporting” across
our core funded projects, later in 2023 we will rell cut our
reporting to cover all activities and we will set a social value
target to 2030. Qur core funded projects at managed assets
and at our Canada Water development generated £10.6m of
social value. We also provided affordable space with a value
of £1.9m. These activities combined generated a tolal of

£12 5m in social value.

1. For morg information on how our sacial value figurse is calculated
please see tne Socral Value table in the Sustainability Progross Recort
britishiand.com/data.

2 Social value reporting aophos oroxy values to sociab impact outcomes to
provide an indicative financial value.
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Education

We focus our support on educational initiatives for local
people - helping develop skills for the future and raising
awareness of career opportunities in cur 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, tatks and educational
events. They often brought together cur customers,
suppliers and local partners.

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

We continued our partnership with the National Literacy
Trust across 25 of our places, working collaboratively with
aur customers and local schools to encourage an additional
4,625 children to read for pleasure and improve their literacy
skills. Together, we have reached 68,345 children across the
UK since 2011

Employment

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

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

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

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

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

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

Social impact - education and employment

16,600

beneficiaries from our education programmes in FY23

2,300

beneficiaries of our employment programmes in FY23

580

people supported into jobs in FY23

Affordable space

We provide affordable space to a broad range of local
organisations. This leverages our strengths - our core

business of providing high quality space - to generate
sacial 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 affordatble space at all of our eight
priority assets. Altogether, we contributed £1.9m werth

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 o 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 cellections at Drake Circus,
Fort Kinnaird and The Orbital.

in 2020, we initiated a ‘Really Local Store’ concept, providing
retail space at low or zero ¢ost to small businesses, charities
and community groups who source or manufacture locally.
We have now rolled out the model across the UK, including
at Ealing Broadway, Meadowhall in Sheffield and Old Market
in Hereford and, most recently, at Fort Kinnaird in Edinburgh,
where we've opened 6,500 sq ft of retail, gallery, event and
community space with The Leith Collective.

For our customers, these local independents are a point

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

Social impact - affordable space

£1.9m

affordable space in FY23
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NDT Broadgate

Together with long-standing partner New Diorama Theatre
(NDT) at Regent’'s Place, we launched NDOT Broadgate to
fuel the recovery of the arts post-pandemic. This provided
aver 20,000 sq ft of creative space free to independent and
frealance artists, from August 2021 te 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 aver 1,600 full-time jobs,
protecting arts iivelihoods and enterprises. It also spurred
vitality, with rastaurants and bars close to NDT Broadgate
benefiting from nearly double the sales uplift of other
retailers across the Campus.

N, For more on NDT Broadgate: britishland.com/
. NDTBroadgate

Social impact

£40m

gross revenue for the UK economy

full-time jobs supported

“When the pandemic hit, British Land
were the first on the phone offering
suppert. 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 & CEO, New Diorama Theatre
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Campus Community Funds
Facilitating stronger customer and community relationships
is one of our strongest social contributions.

We now have collaborative community funds with customers
on all our central Londoen Campuses. These offer customers
the chance to connect with each other and local partners to
make a lasting, positive social impact. Together, we agree
pricrity themes, pledge funds and award grants. This has
also led to more customers volunteering their skills locally
and strengthening loca! connections across Qur campuses
and communities.

In FY 22,16 customers, local stakeholders and British Land
pledged £230,000 to our Breoadgate, Paddington Central
and Regent’'s Place Community Funds. During FY22 and
FY23 these funds were awarded to 21 local organisations and
charities including CAWS, which assists homeless people in
Camden, and Westminster Befriend a Family, which provides
mentaring to young refugees and asylum seakers.

beneficiaries from Campus Community Fund funded projects
since 2022

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

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

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

427 individuals 1o 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 tiving crisis struck, we acted quickly to

use the resources available to us to support the vital work of
charities, local organisations and volunteers in communities
around our places. From our fearnings through Covid-19, we
are focysing our support an our partner organisations, who
are facing unprecedented demands on their services.

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

Our external commitments and social sustainability benchmarks

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

for targeted programmes that reflect changing loca! 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 collabeoration during Covid-19,
the Centre for Charity Effectiveness has once again been
providing strategic support and cne-to-one coaching to
many of our core community partners, helping them
navigate the cost of living crisis.
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SUSTAINABILITY
REVIEW continued

Open Iftar,
100 Liverpool Street
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RESPONSIBLE BUSINESS REVIEW

000
A

RESPONSIBLE

CHOICES

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

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

N
-

Responsible procurement

A strong relationship with our supplier partners plays a

kevy 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 our 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 our employees and
throughout the supply chain. We have provided anti-modern
slavery training te all employees. Through our partnership
with anti-modern slavery charity Unseen, we also undertook
independant audits of eight of our critical suppliers reviewing
compliance on 12 key areas of our Supplier Code of Conduct.
These included human rights, health and safety, equal
cpportunities, 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 collaberatively. This is

an opportunity for British Land to engage in a trusting and
confidential environment to enable construction institutions
10 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
emploveas and we strongly encourage all suppliers to take
the same approach. We mandate at least Real Living Wage
on all cur developments Our Broadgate, Paddington Central
and Regent's Place campuses are all accredited Living Wage
Places and also comply with the Mayer's Good Work Standard.

Mandating prompt payment

We have been a signatory to the UK Government's Prompt
Payment Code since 2010 and aim to pay 95% of suppliers
within 30 days. Group invoices are settled within 18 days
on average!

Supplier Conference

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

KpH, a deconstruction firm, and Giobkechain, a provider

of a marketplace for up-cycling and free issuing of building
components, worked together on the strip-out of Exchange
House to ensure that minimal waste was created. They
taught their teams to carefully remove items so they could
be reused. Globechain and KPH avoidad 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
suppliers supports the delivery of our Sustainability Strategy.

100%
British Land emplayees paid at least the Real Living Wage
93%

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

1. For mosoinformation on Promot Payment see tne 2023 Sustamatility
Progress Report at brtishland 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 d with JLL | e
rolative importance of key sustainability We partnered wi , a real estate specialist, to carry out

a double materiality assaessment, identifying and assessing

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

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

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

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

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

Working with JLL, we identified a comprehensive

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

A differentiated aspect of our review was

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

Through workshop discussions and quastionnaires these

material issues were ranked to create a materiality matrix
which was presented to our Board level ESG Committes

and Executive Committee.

The blue quadrant of our materiality matrix, which contains
the issuas which are considered to be most impactful,
highlights key topics that are aiready high on our agenda
including climate and the envirenment and sccial impact.
Our environmental and social sustainability teams are

now pragressing the opportunities identified through this
workstream. We will integrate the cutcome of our materiality
assessment into our risk management precess. It alsc
influences our business activities and Sustainability Strategy

Degant’s Place
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Exchange Square j

2023 materiality matrix
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British Land's impact on people and the anviranment

Whilst aill issues are important the blue area represents a mix of
issues that are most impactful based on our double materiality
exercise. A full list including definitions of the material issues is
available on our website at britishland.com/materiality
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES

CLIMATE-RELATED
FINANCIAL DISCLOSURES

introduction

The following climate-related financial disciosures are consistent with all the Task Force on Ciimate-Related Financial
Disclosures (TCFD) recommendations and recommeanded disclosures set out in the report entitled ‘Recommendations of the
Task Force on Climate-related Financial Disclosures published in 2017 and updated in 2021 by the TCFD. The TCFD
recommendations on Governance. Risk Managemant, Strategy and Metrics and Targets have all heen specifically addressed
and, in line with the UK's Financial Conduct Autherity Listing Rules, we have referenced below where our responses to the
TCFD's 11 recommendations can be located within this report.

Section Progress

) Page mmbc;
Go;érr;an;é B Desc;i:.be thg-boar&;é o-ve;éfgﬁt o_%'ciimé“tre—relat_ed risks m(-?onsisten“t T 9] i i
and opportunities
Descr{bewmra'naéeﬁweﬁg'srroré}n asseissing aind marr\agingi ) Coasisrtenit' S 9? B 7 7
climate-reiated risks and opportunities
Stf;tégy h B N bes;:rfbe the crfrﬁ;atefrelgfed ri;i;s éndWOp'portunitie  Consistent 973 .
the organisation has identified over the short, medium
and long term
E)esrc:riBeﬁthe'ﬂ‘npac{bféllrrw:wiaté;rérlﬁatre;d r;sks ania oppbrtunitiés Cénsistent 96 ) )
on the organisation’s business strategy and financial planning
Describe the resilience of thergrgﬂganiéétion’;sfrategy, taking . Consistant EL:!
into consideration different climate-related scenarios,
including a 2°C or lower scenario
Riék Mana-geme_ﬁ-t Desc";ibe tr;“é orgar:vﬂisétio:\"s processes”for ide;\"tifying:{ and ""Consi;tent 99
assessing climate-related risks
D’esﬂcr'bﬁe the &ganisation'swﬁroces';ses‘for’ manaé[ng ) Cc;nswste;it ) é9
climate-related risks
DesEnbe how proic:eiése;for ldg-nt'\fyir;{; érri'vd maﬁaging B Crons?ster\t 99
climate-related risks are integrated into the organisation's
overall risk management
VMetiriics' and férg;ts 7 Dlsc!Osethe meﬂtric;usédmtruy Ehe c;rgéni;ation to assess o Cwonrsistgntr 106 B
climate-related risks and opportunities in line with its strategy
and risk management process
Di;cldse §cope‘} Séop; 27 ana,' Efiapgroﬂpriate, Scope 3 Conwsistrenrti 7703 - a
greenhouse gas (GHG) emissions, and the related risks
Descﬁbe theitarﬂge{; usedibyﬂtheﬂorgam;ati()n to manage ' Consistent 99 B ]
climate-related risks and opportunities and performance
against targets
The Board and executive management team at British Land Estimates suggest the built environment could account
recognise that our assets are exposed to the effects of climate for around 40% of global greenhouse gas emissions. We
change and that this could have real implications for the therefore acknowledge our responsibility to minimise our
financial strength and rasilience of aur business. We also carbon footprint as we davelop and operate our buitdings
recognise that opportunities could arise. We are therefore and work closely with our customers, partners and the
taking action to mitigate this impact, and capitalise on people who use our spaces to do the same.

opportunities, and our approach is comprehensively
incorparated within our broader risk management
and strategic framework.
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Qur achicvements in developing and managing sustamnabie
space have been recognised for more than a decade and
building on this, in 2020 we set out an ambitious strategy
1o achigve a net zero carbon portfolio by 2030, reducing
embodied carbon in develcpments by 50% and operational
carbeon intensity by 75%. Our geals are shared by our
investors, customers, partners and pecple. We believe

that delivering on these targets wiil create value for

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

We published cur Pathway to Net Zero in December 2020
and in 2021, the Science Basaed Targets initiative (SBTH
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 Chmate Commitment, the
World Green Building Councii's Net Zero Carbon Buildings
Commitment, the RE100 commitment to procure renawable
power and the Business Ambition for 1.5°C. Following full
consistency with the TCFD recommendations last year, the
next step in gur journey is a formal transition plan which we
will align to the Transition Plan Taskforce recommendations
as they evolye.

The B3rnt1gn Land Company PL C 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-retated
risks and vppurtunilies. The Board delegales day-to-day
responsibility for all elements of strategy, inciuding climate-
related, to the Chief Executive Officer (CEQ). The CEO has
received formal sustainability training, having participated
in The Prince of Wales's Business & Sustainability Programme
at the Cambridge Institute for Sustainability Leadership. The
CEQ is supported by the Chief Financial Officer (CFO) who
is the Board Director responsikie for climate-related issues
and is also chair of the Risk Committee. Cur 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 Beard Committees.
The ESG Committee, which is attended by the CEQ, CFO and
COO, meets three times a yvear and overseeas the delivery of
the Sustainability Strategy, including management of climate-
related risks. On each occasion, the Committee receives an
update from the Sustainability team, which typically includes
detalled coverage of the net zero strategy and progress
against our Pathway to Net Zero, EPC compliance and
sustainability reporting.

Governance framework

Executive and Management | I Board
Sustainability Committee ESG Committee
Responsible for delivery of | Oversees Sustanability
Sustainability Strategy Strategy
Executive Committee =
Supports debvery of -
Sustainability Strategy
Remuneration Committee RBoard of Directors
> Sets and monmntors ESG — Responsible for overall
Investment Committee targets strategy
Ensures investment decisions

are consistent with
Sustainability Strategy

Risk Committee

Audit Committee

Monitors climate-related risks

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

Monitors chimate-related
disclosures

1 Sowrce’ World Grean Budding Council,
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

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

(b) The Board delegates responsibility

for assessing and manadging our response

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

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

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

This year our Sustainability Committee was refocused.

It remains chaired by the CQO but formal members now
include the CFQ, Head of Developments, Head of Real Estate
and Joint Head of Canada Water & Head of Residential as well
as senior leaders around the business who are responsible
for delivering the Sustainability Strategy in their area of the
business. It will focus on monitoring progress towards our
2030 Sustainability Strategy as well as monitoring and
responding to emerging risks and regulation.
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Climate-related risks are considered by the Risk Committee,
which comprises the Executive Committee and leaders from
across the business, including real estate, procurement,
development, finance and property management. Each
business area maintains a comprehensive risk register, which
is reviewed by the Risk Committee. The Sustainability team
works with business teams to identify climate risks through a
process involving trend analysis and stakeholder engagerment
ldentified risks are incorporated into our risk framework and
managed by the appropriate business areas. This process

is part of our 'Environmental Sustainability’ principal risk
management. KPls monitored within this category include
EPC performance, the percentage of our portfolio at high
risk of flood and the forecast cost of carbon emissions for
the portfolio by 2030 (see page 58). The Risk Commities

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 teast
three times a year. Following full compliance with the TCFD
recommendations last year, this year's disclosure has been
comprehensively reviewed and updated where appropriate
by the Sustainability team under the direction of the COC
and the CFO. The TCFD report is approved by the Board,
as part of the Annual Repaort approval process following

a recommendation from the Audit Committee.

Governance in action:

- Decision making: The Remuneration Committee approved
the introduction of the 2030 carbon reduction targets
and other sustainabitity measureas into the performance
targets for Executive Diractors and Executive Committee
remuneration. These formed part of the new Remunearation
Policy which was approved by shareholders at the
2022 AGM.

- Training: Sustainability training is mandatory for all
employees and role specific sustainability training is
being rolled out where appropriate. The COO attendad
The Prince of Wales's Business & Sustainability Programme
at the Cambridge Institute for Sustainability Leadership.

- Reporting: At the reguest of the ESG Committee, a
benchmarking review of our Sustainability Progress Report
was performed which identified potential opportunities
but also confirmed that our disclesure was in line with best
practice. JLL completed a double materiality review which
identified not only the key sustainability issues impacting
British Land but also the impact of our business in these
key areas, see page 89.



Strategy

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

This section details cur 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 arganisation.

Risk quantification to delermine materiality:

To determine materiality, Willis Towers Watson supported
British Land in undertaking gquantitative 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.

Potentiat financial impact

J [ L
= ] 1
L) i |
* | !
i i
i
i
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b Cost of MEES”
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9 i of carbon offsets i
. | (long term risk) i
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. Scenana analysis 1s coverea on pages 9/-98
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Continue te monitor:

Risks Cpporiun tigs

Customer demand for Premium pricing for
sustainable space results in a sustainable space results

‘brown discount’ to rents at less in ‘green’ premium
sustainable assets

Tenant business model increased access to
impacted by transition capital for sustainable
businesses

Increased cost of raw materials

Increased cost o?;:'aipl'tim

FY23 has seen particular volatility in two of the risks we
continue to monitor: the cost of raw materials and the cost
ul capital, in both cases reflecting macrceconomic factors.
These risks are comprehensively monitored with appropriate
mitigating actions taken which are detailed in our section on
‘Managing Risk’ (pages 46-60).

Defining a ‘material’ risk or opportunity:

British Land defines a ‘'material’ risk or opportunity in line
with the likelihood-impact threshelds of our risk management
palicy. This approach is used across the business to assess

all types of risk, thoroughly embedding climate risk into

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

Lov;r 7 Meu-urﬁw High

Financial impact T Less than i E1bm-m -Gr:ea-;e;"t%aﬁ
threshoids (£) £10m £100m £100m
Likelihood thrasholds  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 imited impact
sustained
impact

British Land Annual Report and Accounts 2023 93



Tne Brtish Land Company PLLC 00621920

TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

The following section considers the impact Climate risks and opportunities and the nature of the financia!

of the identified climate-related risks and impact of these risks and opportunitias are identified by the
S . icons as set out below:

opportunities an our business, strategy and

financial pianning over the short, medium Cimate r sk and opportunity category Frnancial Impact category

and long term. It considers the resilience of

; ) Physical I‘iSkW- g:: Incorﬁ; state%-ent
our strategy and seeks to quantify impacts acute 2 —

where DOSS‘ble- Transition nsk - B @ Baianicﬂe sheet

regulatory /VN

The material risks and opportunities identified are based on
a cormbination of scenaric analysis undertaken (see below)
as well as the risks and opportunities identified through our
day-to-day management of our business as set out in the
Governance section of this disclosure.

Transition risk or
oppofrtunity - market

I'_"]w &

Ciimate-related risks

Primary rnisk driver Likethood Patental
financial irmpact

#1 Flood risk vulnerability of assets (current climate) & 37— ®

3 ——

Losses from assets located in high  Low to Mean loss:  Willis Towers Watson performed climate risk modeliing

flood risk zones, primarily the cost medium  <EIm (simuliating many thousands of events) based on current and
to repair assets, cost of business future climate conditicns for the current portfolic using the
interruption and increasecd assets’ total insured value. Losses modelled were based on
insurance costs low likelihood events for a ‘bad’ year, which is assumed to be a

17100 annual likelihood across the simulations. Modelled [osses
consider current floog defences and the impact was pro-rated
by British Land ownership. These losses are fully insured against.

Since 2011 we have commissioned pertiodic flood risk
assessments across the portfolio and issued flood managermeant
plans to sites at high risk. Since 2007, our (insured) actuaf
annual mean loss is below the modelled value of £1m.

Prirnary ¢sk driver L. ke 1hood Potenta Fxpianation & m tigation
financal irrpact

#2 Increasing price of carbon credits 2 — @®
— P gu—
r P p— /\N
Net zero commitments by global High EQ.75m for British Land has committed to offsetting the embodied carbon
corporates lead to increased every 100% of all new developments and major refurbishments, estimated
demand for carbon credits, increase in  to be ¢.300,000 tCOse.
resulting in higher and/or the price

Our scenario analysis implied a wide range of outcormes for the
price of carbon. We have therefore provided an estimate of the
financial impact of the annualised additional cost of carbon
credits if the credit price rises by 100% from our current
anticipated price (£20 per tonne), Thisis £0.75m.

volatile credit prices of carbon

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

a carbon price increase of up to £60 per tonne.
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2rimrary r sk driver I kerhood Potental Explanation & mit-gat.on
financal mpact

#3 Cost of complying with minimum EPC standards @ °o— B
(MEES compliance) LS MY
Cost of upgrading assets to High £12.5m MEES (Minimum Energy Efficiency Standard) legislation is
comply with proposed MEES per year expectad to require all commercial property fo he & minimum
legislation that properties hold ERPC A or B by 2030. The estimated retrofit cost for our current
a minimum ‘B’ rating by 2030 portfolio to achieve this is ¢.£100m which was confirmed by

our net zero audits which were completed at all our majar
office and retail assets in FY22. This implies an annual cost
of £12.5m. This excludes assets to be redeveloped through
our near and medium term development pipeline.

A significant portion of this investment will be recovered
through the service charge as part of the normal process of
lifecycle repiacement. We would alsc expect to derive energy
efliciency benefits and related cost savings as a result.

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

Post 2050 risks

Prirnary r1sk drvor o uikelihood "F;;x'tegl'\?aﬂlﬁr:naﬁﬁa\ I%xp\anat\o;\m& mitigation )
‘mpact
#4 Flood risk vulnerability of assets (future climates a 22— B
w5 5
Losses from assets located in Low to Mean loss: Willis Towers Watson undericok equivalent climate risk
high fleod risk zones, primarily medium <£1.5m modelling analysis for future climates with the same approach
the cost to repalir assets, cost ) as described in Risk #1 for the current climate
of business interruption and Losses in a ! . .
increased nsUrance costs representative For the ‘representative bad year', lower banding refiects
bad year: losses in the two-degree (RCP2.6) scenario, and the upper
£20-30m banding reflects losses in the four-degree (RCPB.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,
Climate-related opportunities
T’J-r:r;;ry or:-oortum:y drver T o Likehhood Pc':-e_r:\-t-la\ %‘_s;z-maa!- Exp\ana;-on &"r:\;t\galﬂlgn ------ h )
Impact
#1 Increasing customer demand for green, low carbon buildings results in a rental premium L s — @®
and faster rates of letting b — MY
An increasing number of our High £7m Cur scenario analysis considered market research such as a
customers have announced Knight Frank study in FY22 which indicated that there was a
net zero commitments. As our >10% rental premium above prime Central Lendon cffice rents
portfolic transitions to net zerg, for BREEAM Cutstanding space. More recent research by JLL
the most efficient, highly has reached similar conclusions.
rated green buildi m , . . .
Iett qui?:ker and at r;g;reri?{um This enhanced financial impact estimates BL's share of the
to markat rents increased rental income if 20% of our Offices (by ERV)
’ transition to BREEAM Qutstanding.

The portfolio’s environmental credentials will be further
strengthenad 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 are addressed through the delivery of our Pathway to
business strategy and financial planning Net Zero, which affects all aspects of our business with
Physicai climate risks (Risks 1, 4) are managed through our key targets noted in the Metrics section below. This work

key policies on development, operations and acquisitions, cantributes directly to delivering cur corparate strategy
Transition risks and opportunities (Risks 2-3, Opportunity 1) (see page 12}, and this includes:

Irepact on strategy T T o Impacs on fnanciar p-:_a-u-w.nwng - - )

Upgrading the standing portfolio (products & services, operations)

- Met zero audits of our major assets completed ~ Cost of net zero transition (per net zero audits) and EPC upgrades
in F¥y22 (Risk #3) incorporated into asset business plans

- Individual asset plans for FY23 incorporate the ~ Medium term forecasting incorporates initiatives which support
most impactful recommendations our 2030 energy and carbon targets

- Progress against 2030 energy and carbon ~ Development decisions incorporate the environmental impacts of
targets (see page 72) reviewed quarterly alternative schemes including refurbishment and redeveiopment

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

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

- Sustainability Brief for Developmeants and - Sustainable building certifications can support management
Operations sets stretching targets for major of cur cost of capital by providing access to green finance
developments and refurbishments - Qur portfolio of green buildings is reviewed regularly by our

- Adopting NABERS UK for all office schemes Treasury team when considering options to issue green dait

- Sustainability Brief includes climate resilience and establish ESG-linked revolving credit facilities (see page 44)

requirements including the completion of a Flood
Risk Assessment and incorporating sustainable
drainage through design

internal price of carbon (value chain, capital expenditures)

- Internal levy of £60/tonne of embodied carbon - Funding generated by the levy is available to i) pay for the cost
on developments adopted as part of our 2030 of carban credits to offset residual emmbodied carbon in
Sustainability Strategy, incentivising low developments and ii) finance energy efficient interventions on
carbon deveiopment the standing portfolio, managed by our Transiticn Vehicle

ESG criteria assessed as part of acquisitions

- ESG criteria are integrated into our due diligence - British Land would only buy low rated assets if they offered
procedure for new acquisitions, including flood significant redevelopment potential. The cost of delivering
risk exposure and EPC rating a higher rated product is integrated within our appraisals

- To manage specific risks like flood, where necessary formal
Flood Risk Assessments are funded as part of the acquisition’s
due diligence
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Strategy in action

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

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

- We committed to an all-electric refurbishment of
2 Sheldon Square at Paddington Central following
an apprarsal of a net zero and a maore traditional
refurbishment which indicated that the net zero
plans ceuld deliver significant energy and carbon
savings without material additional cost

2020-2030 T Taos02050

Assessed the physical risks posed by the Not considered
current ¢climate and the transition risks

posed by 1.5°C and 2°C aligned transition

scenarios. This period aligns with ocur

corporate strategy time haorizons:

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

Tne British Lang Company PLC 00621920

Introduction to scenario analysis

British Land has worked with expert advisers to identify

and assess our exgosure to climate-related risks and
opportunities over the past six years. Most recently,
quantitative scenario analysis was undertaken by Willis
Towers Watson in 2020-22 which has guided this disclosure.
This scenario analysis was reviewad in the MY23 reporting
year and remains appropriate; reviews will be conducted
annually, and the scenario analysis will be updated as and
when required.

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

Post-2050

Using the IPCC's Representative Concentration
Pathways (RCPs), we assessed the physical risk posed
by 2°C (RCP2.6) and 4°C (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 cur current portfolio as the standard design life

of a building is 60 years.

British Land scenario analysis - scenarios considered

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

itself against.

Physical risk scenarios and parameters

The IPCC's RCP2.6 scenario represents a pathway that {5 likely to (imit global warming to balow 2°C.

The_1-l_36&'“s“R-CP8‘5 scenario fepresentsré high emiss'i'ciﬁsrs'cenario where warming m'ay exceed 4°C.

Physicat climate risks assessed:

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

T'me frama Scenaros Atmosphere CO- Temperature rse

2020 to 2030 Current 410 ppm 11°C
climate

POSL-2050  RCP26(2°C) 450 ppm  1.6°C

RCP8.5 (4°C) > 1,000 ppm  4.3°C

| ficod modelling

River flood modaling Coas

“Sea level
rse’ SOUFCes SOUrCes
0.20m Munich Re Nathan? Willis Towers Watson
based on JBA proprietary coastal
flood maps flood exposure model
T>0.55m Mur\icf\“R_emcnlimate "7 Munich Re climate
hazard conditioned hazard sea level rise
Cee e based JBA flcod maps data combined with
> 3.78m

& Coupled Model
Intercomparison
Project Phase 5

storm surge

1. Valuos in comparison 1o pre-ingustnal hmes.
2. Mumch Re Natnan s a tool for assessing physical risks based on hazard zones
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) continued

Transition risk scenarios and parameters

The Paris Consistent (2°C) scenaric is based on the Paris Agreement commitments of over 190 countries to limit glebal

warming to well below 2°C.

The Net VZero;'Wo;ld (1".'5°C)msce;ario¥assumes more ambitious ﬁaréets that would enable glob‘;! r\e'trzerc; by 2050.

T frarme Scanarias \PCT

iF A sconanios

2030 U price of

NGFS Temperature

2081-2100 achigved by

2020 to Net Zero Orderly SSP1.8 NEZ2050 Net Zero < 1.5°C $155 to $454 2050
20320 World (1.5°C) 2050

scenario — == - - -~ - - -

Disorderly Divergent $225 10 $418

Paris Orderly S5PI1-2.6 Sustainable Below 2°C < 2°C $54 to $97 2070

Consistaent L Cevelopment S

(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 nortfolic’s exposura to high
flood risk is limited to 4% of properties {by insured value).

We consider resilience to fong term flood risk through the
requirements of the ‘Climate Resifience’ section of our
Sustainabifity Brief for Developments and Qperations.

Transition risk:

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

the energy efficiency of our portfolio which will resuit

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

Transition opportunities:

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

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

portfolio - driven in part by our Sustainable Finance Framewaork,

1 The Stantec flood ris< assess~ent nas oeen usad to classify tne currant flood
ns« of the 15 oroperties not included 11 the Willis Towars Watsan assessment.
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Reasilience to post-2050 scenarios

Physical risk:

in the twe post-2050 scenarios assessed by Willis Towers
Watson, only flood risk was classified as ‘material’.

in the 2° scenario (RCP2.6), 4% of cur properties (by insured
value) are exposed to high fiood risk,

In the 4° scenario (RCP8.5), the high-emissions scenario
where no additional action is taken to protect assets or

Londean, exposure to high flood risk could bhe up to 12%

of insured value,

We consider resiiience to long term fload risk through
the reguirements of the ‘Ciimate Resilience’ section of
our Sustainability Brief for Developments and Qperations



Risk management

Identifying climate-related risks

We have a rigorous process for identifying and assessing
climate-related risks. As detailed on pages 94 to 96, this is
in line with our risk management palicy which is applied to all
types of risk. Our risk mapping process {(described in the
principal risks section of this report) allows us to determine
the relative significance of principal risks. For specialist
analysis, British Land engages expert advisers, notably Willis
Towers Watson who undertook the quantitative scenario
analyses. We determine the materiality of potential risks
(including ¢limate-related risks} using the corporate risk
thresholds noted on page 93.

Qur risk register tracks:

). Description of the risk (identification)

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

iv. Risk owner {(monitoring)

As part of cur operational process, we maintain asset plans
which include provisions for identifying climate-related risks
and opportunities, such as flood risk assessments and audits
to identify energy-saving opportunities. Qur Sustainability
Checklist for acquisitions sets out our environmental criteria
for acquiring a new property, inciuding energy efficiency and
flood risk categories Qur Sustainability Brief for Developments
and Operations' sets out our environmanta! criteria for new
constructions and rencovations, including requirements for
anergy efficiency, flood risk, materials choice and embodied
carbon reductions.

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

Managing climate-related risks

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

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

change risks are logged in cur 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.

m_‘7~ See our Sustainability Progress Report?® for British Land’s
full set of climate and energy performance reporting and
SASE metrics.

1. Cur Sustamabality Brief for Develonments and Coerations ts avaitacle online
ana can bo found at britishtand.com/Sustainability -Brinf
. Qur COP response s avaitable at britishland com/CDP
3 Our Sustarnability Progress Report 1s gvailable online and can e found at
ortishlana com/data

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

Risk management in action

~ Kay risk indicators: there are three environmental key
rick indicators we maonitor - EPC performance, portfolio
flood risk and the future cost of carbon credits, The Risk
Committec receives an update on each at every meeting

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

- Customer-controlled space: to help minimise carbon
emissions on space we do not control, we launched a
comprehensive programme of customer angagement
with four roundtable sessions attended by many of cur
top cccupiers

- We have introduced increased minimum commitments on
DE&I, sustainability, community investment and working
practices in our supply chain and in our onbeoarding and
tendering activities

Metrics and targets

To enable our shareholders to make informed decisions

we set a broad range of environmental targets and detail
progress against them alongside a comprehensive set of
climate and energy performance data in cur Sustainability
Progress Report’. Qur key headiine targets are set out below:

Embodied carbon

50% lower embodied carbon intensity at our offices
developments to below 500kg COze per sam from 2030
160% d?déi\;erfgpr:hrents to be net zero embédiéd garbzmw )
Operational carbon

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

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

We align to externally recognised frameworks including the
Sustainability Accounting Standards Board (SASB), the EPRA
Best Practices Recommendations on Sustainability Reporting
and with reference to the Global Reporting Initiative (GRD.
We alsc participate in international indices including CDP?,
GRESB and FTSE4Good and performance is disclosed on
page 73 as well as in our Sustainability Progress Report.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD) contrnued

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

risk management process
Climate-related risks (KRis)

7 - i ) ] ) 7 2073 2022 202
po’l’icy'";hd ‘Risk #3  EPCs rated A (by ERV) T - 3 N o
legal™* EPCs rated B (by ERV) 42 34

EPCs rated C (by ERV) - 30 34
EPCs rated D (by ERV) ) 17 20 71
EPCsrated E(by ERVY ’ ) 6 7
EPCsrated F(oy BRVY 1 1 5
) ) _EPCs rated G (by ERV) 2 )
Extreme Risks #1 Percentage of portfollo iocated in 100- yc-ar flood zones ) B
weather and #4 (% by total insured value) 4% 3% oo
High flood risk assets with flood managemé;i pl ans (% by value} 100%2 99% 99%
1 2021 by floor area and not ERY.
2 The 2024 value only contains occupied Britign Land managed properies.
3 ERC data incfudes rotall assels located in Scotland.
Climate-related opportumtles (targets and KPIs)
i B S T B - 2023 2022 2021
Resource " Risk #2 50% |mprovement in embodied carbon méﬁmty of major office
efficiency developments completed from April 2020 (kg CO:e per sgm) 608 632 640"
Opportumty #1 75% improverment in whole bulidlng carbon mtewr;;rty of the o
managed portfolic by 2030 vs 2019 (Offices) 40% 35% A%
25% improvement in whole buH&u?ig energy |ntéF15|ty of the - -
S managed partfolio by 2030 vs 2019 (Offices) 22% 26% 31%
Energy Opportunity #1 Electricity purchased from renewabfe sources (%) a 88% 93% 98%
sources o . _. Onsite renewable energy generation (MWh) - 2,043 1731 1,907
Products Opportunity #1 Sﬁmdmg portfoho with green buuldmg ratings (% by floor area) ' 48% - 44% 27%
and services Developmants on track for BREEAM Excailent or higher (3% B - -
by floor area, offices) _98% 9% 97%
Percer;tage of gross rental mcome from BREEAM certlﬂed '
assets (managed portfolio) 65% 64% 53%
Risk #2 Internal prﬁ:e of carbon (£ per tonne) 77777777777 B | £60 £60 £60

1. 2021 figure 1ncludes Retall and Residential developments,

All data excopt gross rental income from BREEAM and the internafl price of carbon 15 assured by DNV - specific details of scope of assurance can be found in DNV's

Assurance Statemant (n our Sustainabifity Progress Report britisnland caom/data,

(b) Our Scope 1, Scope 2 and Scope 3
areenhouse gas (GHG) emissions, and

the related risks

Qur areenhouse gas emissions and associated energy
consumption data is available in the Streamlined Energy
and Carbon Reporting (SECR) section of this Report,
pages 102 to 163, 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 opportunities
and performance against targets

Our full set of sustainability targets, including our

net zerc-aligned science-based targets, are detailed in
the 2023 Sustainability Progress Report, Our headline
net zero targets are listed in the Opportunities table
above under 'Resource efficiency’.
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© Our journey to net zero |

What we have achieved

2002 — {2007 -5 2009 — 12018 —3 2020 —
First Environment éFounding member First whole life | First TCFD disclosure  Launch of 2030

.and Social Report ! of the UKGBC ‘carbon assessments f ' Sustainability

| | ‘completed | Strategy

Our ambitions

2021 —» | 2022 — 12025 — ‘2030 —

: i |
‘Science based Energy & carbon i Mid peried review of i Net zero initiatives |
targets validated by targets incorporated ! Pathway progress ‘delivered, commence :
'SBTi, Pathway to Net .into executive | offset of operational carbon; |
i Zero published ‘remuneration _ Publish formal Transition Plan ‘ set out a 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 achievérd a 40% Wrggu'étion in carr'rc;c;w intensity i
and a 22% improvement in whole building enargy intensity
compared te our FY19 baseline (Offices)"

As the world emerged from Covid-19 lockdowns FY23
vrepresented a mare narmal year aperationally. Whilst this
caused an increase in year-on-year energy consumption,

the amount of energy consumed was considerably lower
than our FY19 baseline. This reflects the positive impact

the energy and carbon efficient interventions are having on
lowering energy cansumption. However, a significant part of
these reductions are due to altered working patterns because
of Covid-19. We expect some of these improvements to
further unwind as office use and occupancy normalises.

The continued decarbonisation of the grid and our move to
all etectric assets meant that whilst our energy consumption
increased, greenhouse gas emissions decreased.

Opcrational performance

Sritish Land continues to operate its energy management
system, which includes formal 1ISO 50001 accreditation

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

Funding *he low carbon transition

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

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

In FY23 the Transition Vehicle funded the instaliation of

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

Rt!-OD-:md procaring venewa’lg\e c}'\ergy
British Land has been a signatory to REIQO since 2016,
which commits us to procuring 100% renewable energy.
This year, 88% of landlord procured energy was from
renewable sources. Our proportion of renewable gas
was 90% this year, whilst renewable electricity was 88%.

Absolute emissions Scope 1 and 2 (toennes):
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Greenhouse gas emissions - intensity!

o (a2 202 T 2011
Dt _t_C_:g;e per sgqm ~0.068 0.074 0.067
. tCOue per
Shopping common 0.026 0.031 0.02
centres
o p?rts sqm . e
Retail parks’ tCOze per car 0.004 nr

0.004
park space sqm R

. To be re_poFted in
future years

Retail - other

tCO“;-é_“};ér gross
rental income
(Em)

Total ?ortfollo 2403
intensity

34.43 3663

1. Office performance 1s reoorted pecausc tne data refates to the whole building
and aligns with cur 2030 targets Retail data s comaoen garts only. whole
pwlding retal data will be reportea from FY24. For more information soe
tme Sustamablity Progress Repost at brtishland com/data

2 Common parts only

3 2022 values have benn restatad to include cata that subsecuently neen
calloctad far last year's reporting,



Scope 1 and 2 emissions and associated energy use

o fcnnc‘.&i-CO c 7 . : . MWh" _

Ycar encing 31 March B N 292] 2022 . 2021 2023 . 2022 ; 2021
Scope 1(fuel combustion) S 6,902 6595 6252 37,561 36,368 33759
Scope 1 (refrigerant ossy o 1,123 744 an - - -
Scope 2 (purchased electricity): Location- based 1,739 12,847 ...]2’435 §2'.733 .60’506 . 55__-_77_8

i _ Markat-basod 3,606 1665 839 - - -
Total Scope 1and 2 emissionsand ~ Location-based 19,764 20,186 19.098 100,294 96874 89,537
associated energy use Market- based 5.503 3588 2021 T -
Proporticm of Scope 1 and 2 emissions assured | by an 100% 100% 100% 100% 100% 106%
independent third party s o ] o
Proportion that is UK-based S 100%  100%  100% 100%  100% 100%
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Scope 3 emissions

Tor\no:. CO &

Year ending 31 March o 2023 2002 2021
Purchased goods and services ST S S 15698 15762 _ 15834

Capital goods o T o ot 20585 28180

Fuel and enargy related act\vmes (upstream) ST o S 5,597 5891 4 186

Waste ganerated in operations - o 211 243 126 M
Busmess travel o S _"_ _-_m_i ) o T 236 04 _]_,t}_
Employee commutmg and workmg from home . o 7_ 238 248 418
Downsiream leased assets _ Location-based 108,643  N3591 81369
Proportwon of Scope 3 emissions assured by a third party 7_ T B o ]OO% 100% 100%

Total Scope 1-3 emissions Location-based 150,389 176.728 149,212

1.

No dovelopments completed in the rooorting year, making this value O

Accounting treatment of biogas
To reflect our procurement of renewable gas, we report a Scope 1 {(market-based) figure to reflect the lifecycle benefits
of bicgas,

In this market-based calculation, we use the UK Government's biogas factor which includes CH, and N>O emissions but
zero-rates CO, emissions due to CC, 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.

UK factor 2023 total 2022 total

Siogas 7 o kg COweporkWhy  (tonnes COue) {tonnes COse)
Net emissions texcl CO;) R o . _booo2z B 7
Combust\on amissions (mcl CO7) 0.19902 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) Reguiations 2013 and the Companies {Directors’ Report) and Limited Liability Partnerships {(Energy and
Carbon Report) Regulations 2018 (‘the 2018 Regulations'). These sources fall within cur consolidated financial statements
and relate to head office activities and controlled emissions from our standing portfolio.

Scope 1and 2 emissions cover 95% of our multi-let standing portfolic by value. We have used purchased energy
consumption data, the GHG 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 crocured utilities, where asset energy and water data were partially unavailable,

we used data from adjacent or equivalent periods to estimate this missing data. In FY2023, this accounts for 1% of total
reported energy consumption and 1% of total reported water consumption.

Gross Rental Income (GRI) from the managed portfolio comprises Group GRI of £331m (FY22: £347m}, plus 100% of the GRI
generated by joint ventures and funds of £364m (FY22: £314m), less GRI generated assets outside the managed portfelio of
E121m (FY22: £109m).

For full details on our reporting criteria and the calculation of Scope 3 value chain emissions, please see tha methodelegy in
our 2023 Sustainability Progress Repaort at britishiand.com/data

For details of cur greenhouse gas emissions boundaries, please see the Pathway to Net Zero at britishland.com/pathway-
to-net-zero
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NON-FINANCIAL REPORTING DISCLOSURE

Non-financia: area/
Deserphlion of business rodel

Financial Crime
Compliance

We operate a zero-
tolerance approach to
bribery. corruption and
fraud More information
15 avaifable in the Audit
Committee report an
pages 132 to 140

Matters

Qurilongterm
cammitment to
sustainability and
rminimising our
environmental impact

is one of British Land's
key differentiators

As occuplers focus on
minirmising their carbon
footprint, our ability to
deliver more sustamnable
space is a key advantage
See pages 70 to 79 and
B0 o103

British Land requires our
employees to act in ways
that promaote falrness,
inclusion and respect

in their dealings with
celleagues, customers,
suppliers and business
partners

Risk

“olicies

n Anti-Bribery
and Corruption
Policy

Antl-Fraudw
Policy

Whistleblowing
Policy

Anti-Money
Laundering
Policy

Sustanability
8 Policy

Brief

a Employae
Code of
Conduct

— 5ets out runimum standards

E

Purpase and scope

1
ol
o
5
&
&
5
D
]
=<
Q
]
]
[
g
Q
2]
g.
=
o
=
o
o}

all British {.and staff with respect to
relationships with supptiers, agents,
public officials and charitable and
political organisations

Qutlines staff respansibilities
regarding the reporting of any
breaches and detalls consequences
aof breaches for staff and the Group
as a whole

Provides for staff training and
communication around the policy
as well as monitoring and review
by management

training for all British Land staff and
requires staff participation in any
fraud risk assessments undertaken
by the Group where relevant
QOutlines protocol for the reporting
of suspected fraud with refercnce to
the Group's Whistleblowing Policy

- E;bvidés contact details

for the Group’s third party
whistleblowing service

- Qutlines the types of concerns

that can be reported to the
whistleblowing service

DCetails safeguarding measures in
place for staff and outlines how
the Group will respond in cases
of whistieblowing

suspicious activity that may indicate
an attempt to launder money

Details monitoring and review
procedures under the policy

- Provides for sustainable decisions to

be our ‘business as usual’ approach
Outlines our 2030 Sustainability
Strategy: our goal of making our
whole portfclio net zera carbon as
well as growing social value and
wellbeing in the communities in
which we operate

Sustainability Strategy

- Gives effect to our

Sustainability Policy

Sets out our sustainability ambiticns
and the KP1s and standards required
to achieve them

required of all employees in all
their dealings in and on benalf of
the Group

Gives effect to our core values of
bring your whale self, listen and
undarstand, be smarter together,
burld for the future and deliver

at pace

- Comprises a number of separate

policias inciuding but not limited to
our Equal Opportunities Policy, cur
Disabled Workers Policy: our Gender
idantity and Transgender Policy, and
cur Bereavement, Compassionate
and Emergency Leave Policy

1 linkages 1o Gur principal nis<s can be founa on pages 51 to BO
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QOperation and outcamae

comphance reflect our 7era-tolerance approach
to such activity both in and around the business,
they have been drafted to provide for education
and rmchitoring in addition to deterrence and
prevention. The policies are accessible by all
amployess via the intranet and mandatory
training is reguired for all staff in relation to
them. Our whistleblowing service can be
accessed by all employees should they prefer

to raise a concern anonymously instead of with
thenr fine manager This is an independent and
canfidential telephone service and web portal
British Land carries out due diligence on
counterparties to comply with legisfation on
maoney laundering and to enable it to consider
how a transaction with the counterparty may
reflact on British Land’s reputation

The LR Droctor Genera' Courscl and Compariy
Secrelary fas overall resnonsidiLy 1or el four
SOACES, TNESE policias are reguiarnty rowewsd
and appraved by the Audt Commnttes
realiors rased vndor these o
extensryo invest:gation by the Comparny Regular
LOGIIES §re providdod P the Audil Commitioe
regarding fraud and wristleiowing matters

Qur Sustainability Palicy and Brief were
comprehensively updated in 2020, Our averall
cammitment is to take decisions which are
environmentally and socialiy intelligent and
make sound financial sense. Qur internal carbaon
lavy of £60 per tonns of embaoched carbon

in developments is reviewed annually to
ensure that the envirenmental impact of our
developments is casted into their budgets. We
participate in key ESG indices to demonstrate
our progress and we publish social and
environmental performance data annually.

Gur Head of Developments and ficad of
aroadgate Nave overali responsibilily far cur
Sustainabsity Bref and our Sriof Ocorating

Gihicor has ayerdill resooasinlty for our

British Land remains deeply commutted to
creating an environment of fairness, inclusion
and respect. Cur corporate values underpin our
commitrmant to 2quality, diversity and integrity
We recognise that our workfarce needs to
reflect the communities we serye In order to
create spaces that are welcoming to all, and
our warking practices and employmeant palicies
reflect the impartance af social harmany m
everything we do The policies are underpinned
by our Diversity, Eguality & Inclusion Strategy
and the review and update of palicies s
supported by input from our Employee
Networks All policies are available on

our intranet and are reviewed annuaily

Tra MR Droctor Coreral Tt

o g0 Carmagny
ary nas Sveral resaonsoily !
ooz smerd o

laselvie
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MNon-Tnancal arca/escript en = sk

o’ business model area Poticies Purpose and scope Qporat onand outrams

Social Matters g 8 Sustainabinty See above A commitment ko good social practices has
British | and has long 5 Policy long been high on our agenda. and we place
recognised that a . I .. great importance on the way we work with
commitment to good Sustainability Seg above communities, suppliers and partners We believe
social practices is essential Brief that communication is key in ensuring wéa meet
to the way we operate, A . . ~ _ . . oursocial obligations, and by fistening to the

as occupliers increasingly l.ocal Charter - Quttines threa key focus areas whare iwaeds and concarns of our staff and communities
consider the contribution we are active In local communities we are better able to provide an environment
they make to society, our connection with local cammunities, that is safe, inciusive and welcoming

anility to suppart them 1s supoorting educational initiatives :

an advantage See pages for local people, supporting local

80 to 85. training and jobs, and providing ras ;:\L'am

affordable space

Cute of Cangs

oments has svorall e ¢

by for Sur

Supplier Code - Qutlines standards required of ftn gt Saftty Policy, ' safely
of Conduct our suppliers in a number of areas, reports ;
including but not limited to health Trese o . s o

and safety: working haurs, responsible for ther aros
sourcing, community engagemant,
and envirenmental impact

- Details our zero-tolerance approach
to: child labour, forced labour;
discrimination; and bribery,
fraud and corruption

- Provides for monitoring, corrective
action and reparting under tha
policy Waork practice audits are
carried out on our high-risk suppliers

Health and - Details how British Land will maet
Safety Palicy the requirements of the Health
and Safety at Work Act 1974
- Provides for necessary training
arcund display screen equipment
and manuat handling
— Qutlings haw health and safety
matters are managed for staff,
colleagues, service providers
and others affected by the
Company's undertakings

Human Rights an Suppher Cade See above British l.and ppearates a zero-tolerance approach
British Land racognises of Conduct to hurnan rights infringements by any of our
the importance of C e L - .. e ... suppliers, occupiers or partners. We carry out
respecting human rights Slavery - Indicates highear risk areas including due diligence on all parties that we work with
and has bacn a signatory and Hurnan the procurement of specific materials and require our suppliers to demonstrate Lthe
to the UN Global Compact Trafficking and fair treatment of workers on same commitment te the prevention of human
since 2009, We are Statement construction sites rights abuses In their operations Cur Slavery
committed tg the - Qutlines strategy for reduction of risk and Human Trafficking Statement can be found
responsible management in our supply chains with regard to on our website and is reviewed and updated

of secial, ethical and social, environmental and ethical issues annually {britishland com/modern-slavery-act)
environmental issues - Our anti-modern slavery training

across our supply chain. is mandatary for all directly

For further information employed staff

About our activities in this
area, sea OUr Sustainability
Progress Repaort at
britishland.com/data

1. Linkages ta our principal risks can be found on pages 51 to 80,

The Stratergmﬂiﬁéﬁport was approved by the Bo_ar_zi ({)n 16 May 2023 and'signed on 1ts brrehaif by:

.

7 /Jﬁ?

Simon Carter
Chief Executive
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NON-EXECUTIVE CHAIR’S

Tim Score
Non-Executive Chair

2023

CORPORATE
GOVERNANCE

REPORT

INTRODUCTION

Tnae Brtish Land Company PLC 00621920

The Company has a clear and ambitious strategy to fulfii
its purpose in creating Places People Prefer. By utilising
our competitive advantage in active asset management

and development combined with placermaking expertise
and meaningful stakeholder engagement, the Company
is waorking hard to capture growth and deliver financia!
returns in an increasingly sustainable way.

The macroeconomic environment changed considerably
during the year under raeview and the Board's primary role
has been to ensure the Company is able to continue to

Stakeholder engagement and
principal Board decisions

The nature of our business, from
investing in and developing properties
to managing and curating our spaces,
means we have a continuous dialogue
with a wide group of stakehalders and
consider our environmental and social
impacts in all that we da. This cultural
approach is central to our purpose

and flows through all levels of the
organisation. Our formal section 172
Statement is within the Strategic
Report on page 62 and our Workforce
Engagement Statement is incorporated
within the report of the ESG Committee
on page 123,

The following depicts the process that
is followed for all Board decisions

;> Stakeholder engagement

Engagement with our stakeholders,
be that suppliers, customers,

the communities we operate In,
regulators, local government and
more, starts from the ground up.

Whether it be the local communities
that we engage with for master plan
developments such as Canada Water,
engaging with shareholders in the run
up to a Remuneration Policy vote,

or distiliing emnloyee engagemeant
survey data in redesigning cur 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 sponsored by an
Executive Committee member
and scrutinised at an executive
level committes before being
presented to the Board.

Our Employee Netwaorks are also
often consulted on relevant matters
at this stage.

Directors take comfort from the detail
and diligence that management apply
in prepanng analysis papers, and
individual Board members often take
the opportunity te have additional
briefings with subject matter experts
to bolster thair knowledge.



deliver its strategic objectives and forge a path to vaiue
creatton notwithstanding the challenging environment.
The Board has supperted and challenged management

in not only delivering strong operational performance but
in ensuring the future prospects of the Company remain
bright in the new normal that the world is settling into.

At this vear's annual strategy offsite, the Board and
managemant team critically ro-cvaluated the Comnmpany’s
strategy against the backdrop of an elevated cost of capital
and sustained levels of higher inflation. Both are aligned on
the approach of the business over the medium to long term.
The Beard will continue to support management in the
delivery of the strategy and offer challenge as appropriate
to guids the fong term success of British Land. You can
read mare about our strategy off-site on page 114 and

our strategic pricrities on pages 12 1o 15.

In March, the Beoard reviewed an investor study that had been
conducted by Makinsen Cowell. Non-attributable interviews
were held with 20 investors including some that were

not currently shareholders of British Land. The feedback
highlighted trust in management, support for the strategy
and the Company’s balance sheet strength. The Board
acknowledged the opportunity to provide greater clarity

on the scale of opportunity in new sectors

Throughout the year, the Board has bean impressed with
management’'s efforts to listen and respond to the views of
our workforce. Rich and powerful data from the employee
engagement survey is being used ta infarm all decisions
impacting our people, from learning and development
instiatives to office refurbishment.

Nick Macpherson stepped down from the Board at the
2022 AGM. Nick's contribution to the Board over his tenure
as a Non-Executive Director was greatly appreciated. The
Board will miss his contributions and wishes him well in his
future endeavours.

As in previous years, examples of Board decision making
during the year are described on this page alang with

a description of the process that is followed to ensure
Directors have regard to the elements of section 172(a)-(f)

The Batsh Land Company RLLC 00621920

2023 Annual General Meeting

Qur Annual General Meeting will once again be held at
Storey Club, 100 Liverpool Street. Following sharehoider
feedback at the 2022 AGM, we will be starting at the
later time of 11.00 on 11 July 2023. We will be returning
to a physical only meeting this year after offering virtunl
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 outline our stakeholder groups
and provide details of how we engage with them. Qur formal
section 172 Statement is within the Strategic Report on page
62. Our Workforce Engagement Statement is incorporated
within Lhe report on pages 121 to 126 of the ESG Committee,
previously named the CSR Committee and which has been
re-named during the year to reflect the up to date industry
standard Amongst other important areas, the £3G Committee
is responsible for workforce engagement in accordance with
Provision 5 of the UK Corporate Governance Code.

The rest of cur Corporate Governance Report will describe in
detall how the Company continues to uphold high standards
of corporate governance. Each Committee Chair will provide
a detailed review of the work that their respective Committee
has undertaken.

As | look forward to the year ahead, | would like to take the
opportunity to thank my colleagues an the Board and across
the business for their continued hard work and dedication.

(P~ 0&1&,

Tim Score
Non-Executive Chair

™ .
~ Proposal and checklist

The examples below show this process in operation.

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
stakehalder group.

. Board meeting and decision
Whilst all stakeholder groups are
considered, the following are some
examplss of the principal decisions
taken by the Board during the year
that demonstrate the impact of the
decision process on specific
stakehaoidar groups:

Innovation Advisory Council
The idea to form the council came

from a member of cur Investment team,

Management then prepared a proposal
for the Board's consideration. It was

. decided that the IAC would not be part
- of our governance proceass, but would
. provide insight and guidance.

Chaired by our Nen-Executive Director
Lyvnn Gladden, the IAC comprises
industry leaders within the innovation
field. The purpose of the |AC is to work
with management and the Beard to
provide insight into the innovation
sector, how space is used and, crucially,
forward thinking to enable us to
provide those differentiating factors
that make the very best space.
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FY24 Budget & Capital Plan

This year the Board was required to
allocate capital and resource to growth
sectors whilst managing the Company’s
gearing and cost ratios withina

high inflationary and turbulent
macroeconomic environment.

The Board was informed by the
results of the Investor Audit referred
to on page 114, employee engagement
survey discussed on page 123 and the
occupational cost pressures on our
retail customers.

The outcome is a budget that provides
capacity for the business to progress
our strategic themes, whilst investing
in our people, maximising returns

and controlling our costs.
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1. Tim Score
Non-Executiva Chair N

Appointed as a Non-Executive Director in March 2014 and as
Chair in July 2019,

Skills and experience

Tim has sigruficant experience in the rapidly evoiving global
technology landscape and brings yrars of engagement both
with mature economies and emerging markets to the Board.

He is the Deouty Chair and Semor Independent Director

at Pearson and is a Non-Executive Director at the Footoall
Association. He is also a Non-Executive Director and Chair of
the Audit and Risk Committes at Bridgepoint Group plc and

sits on the Board of Trustees of the Royal Mational Theatre.

Tim was formerly a Non-Executive Director of HM Treasury, Chief
Financial Officer of ARM Holdings PLC and held senior financial
positions at Rebus Group Limited, William Baird pic, LucasVarity
pic and BTR pl¢. From 2005 to 2014, he was a Non-Executive
Director of National Express Group PLC. including time as
interim Chairman and six years as Senior Independent Director.

3. Bhavesh Mistry
Chief Financial Officer

Appointed to the Beard in July 2021

Skills and experience

Bhavesh brings a broad range of financial, strategic and
transformation experience to British Land gained across a
number of multinational organisations. Prior to 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 consumaer-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 Londan businass school

5. Laura Wade-Gery
Non-Executive Director [ N'{R]

Appointed as a Neon-Executive Diractor 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 Digital and a Non-Executive
Director of NHS England. Laura (s also a Non-Executive Director
at Legal & General Group plc. Until April 2027, she was a Nan-
Executive Director of John Lewis Partnership plc. Previousfy,
Laura was Executive Director of Multi Channel at Marks and
Spencer Group ple, served 1n a number of senior positions at
Tesco PLC including Chief Executive Officer of Tesco.com and
was a Non-Executive Director of Reach PLC (formerly known as
Trinity Mirror plc).

Board Committee membership key

A Audit Committae R
"E' Environmantal Social Governance Committen
N MNomination Committee

Remuneration Cammitteo
Chair of a Board Committec
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2. Simon Carter
Chief Executive Officer

Appaointed 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 Brtish Land from Logicor, the owner and
operator of Curopean logistics real estate, where he had served
as Chief Financial Officer since January 2017, Prior to joining
Logicor, from 2015 to 2017 Simon was Finance Director at
Quintain Estates & Development Plc Simon previously spent
over 10 years with British Land, working in a variety of financial
and strategic roles and was a member of our Executive
Committee from 2012 until his departure mn January 2075,
Simon also previously worked for UBS in fixed income and
qualified as a chartered accountant with Arthur Andersen.

In May 2022, Simon was appointed to the Board of Real Estate
Balance, a campaigning organisation working to immprove
diversity and inclusion in the real estate industry.

4. Preben Prebensen )
Senior Independent Non-Executive Director :A [N R

Appointed as a Non-Executive Director in September 2017 and
Senior independent Director in July 2620.

Skills and experience
Preben has 40 years’ experience in driving tong term growth for
British banking and insurance businesses.

He is currently the Non-Executive Chairman of Enra Specialist
Finance and Non-Executive Chairman of Riverstone International,
having previousty been Chief Executive of Close Srothers 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 sanior
positions at JP Morgan.

6. Loraine Woodhouse
Non-Executive Director (A

Appointed as a Non-Executive Director in March 2021

Skills and experience

Loraine has extensive experience across all finance disciplines
and has worked within many different sectors including real
estate and retail.

L.oraing is @ Non-Executive Director and member of the Audit,
Remuneration and Nomination Committees of The Restaurant
Group plc. She is also a Non-Executive Director of Pennon Group
plc. Leoraine was the Chief Financial Officer of Halfords Group

plc for just under four years until retiring in June 2022, Prior ta
joining Halfords, Loraine spent five years in senior finance roles
within the John Lewis Partnershig. In 2014 Loraine was appointed
Acting Group Finance Director and then, subsequently, Finance
Director of Waitrose. Prior to that, Loraine was Chief Financial
Officer of Hobbs, Finance Director of Capital Shopping Centres
Limited {(subseguently Intu Plc) and Finance Director of Costa
Coffee Limited. Loraine’s early career included finance and
investor relations roles at Kingfisher Plc.

109

Brilish Land &annual Report and Accounts 2023



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 Investment
Trust Limited, and a Non-Executive Director of Tritax Big
Box REIT and QuadReal Property Group, with over 25 years
of experience in real estate markeats.

He is a former Director of Jones tang LaSalle Inc. (JLL)
having served as managing director of JLL in the UK,
as CEQ for Eurgpe, Middle Fast and Africa and then as
CLO for Asia Pacific.

8, 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 advanced 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 Counsel and
Company Secretary.

skilis and experience

Before joining British Land in January 2018 Brona spent four
years at The Co-operative Bank plc, playing a key role inits
restructuring as part of the executive cornmittee and General
Counsel and Company Secretary. Prior to that her experience
included a periocd as Interim General Counsel and Secretary
of the Coventry Building Society and a variety of roles over
13 years at Barclays, including Giobal 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 Committee membership key
(A Audit Commitioe

[g! Environmental Social Governance Committee |
N Memimation Comeytioe

|r! Remuneration Committee
' Cnanr of a Boarg Committec
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8. Irvinder Goodhew
Non-Executive Director N R

Appointed as a Non-Executive Director in October 2020,

Skills and experience

Irvinder brings over 25 years of experience through
operational, strategic and digital transformation roles in a
broad range ot sectors including retall, consulting, financial
services and real estata.

She is currently a Managing Director at Alvarez & Marsal and
was previcusty a Transformation Director at Lloyds Banking
Group pic. irvinder held several senior executive positions in
the UK and Australia in consumer facing industries, across
supply chain aperations, strategy and transformation for
FTSC 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:

Appcinted as a Non-Executive Director in September 2021.

Skills and experience

Mark is a Managing Director and Head of Moelis & Company
EMEA & Asia Investment Banking Prior to 2009, Mark was on
the Global Executive Committee of Corporate & Investrment
Banking at Bank of America Merrill Lynch and before that was
Head of Investment Banking EMEA at Merrill Lynch. Aside
from his executive career Mark holds various non-profit and
public sector board roles, including being a Trustee of the
HALC Trust. He is also a Visiting Feliow at Oxford University.
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GOVERNANCE AT A GLANCE

The British Land Company PLC 00621920

A STRATEGIC
ENABLER

Cur governance structure ensures that
the right people have access to the
right information. Delegated authorities
throughout our organisation enable
effective decision making at
appropriate levels.

Board attendance

Tim Score

S imon Ca rter

Irvmder Goodhew
Alastalr Hughes

Laura Wade Gery

Lorame Woodhouse

Meeting
attendance

"

1 Michotas Macshersen stepped down from tne Board on 12 July 2022,

The Board continues to demonstrate individual and Coliective commitment to
British Land by devoting sufficient time to discharge its duties and each year
the Directors are asked to report their time spent on British Land commitmeants
in addition to formal meetings, the Board met collectively with management

in March for tne annual strategy offsite as well as for informal networking
ovonts throughout the year

Governance framework

i Envircnmental .
Board Board of I Audit Social Nomination Ramuneration
Directors ’ Committee Governance Committee Committee
Committee
! T LT R LT
! // . ‘ e . // - // .\\\
, \ E ; p
. 5 "/ | . ‘,/ ) .
Chief © o Investment | | Executive . Risk + Sustainability
Executive ' Committee Committee Committee Committee |
\_/ ‘\\\‘\_ i Vv — o ‘\ﬁ,,,_ 4/_’/ e \_7_Y//,
- - ;‘\\ 7 T ’/’/ . Management Executive
- . e N 7 Y Membership comprises Membership
Community ;' Transition " Health key DC’{?”Q“ from comonacs Exccutive
: . acrass the businass ommittee members
Management Investment | Vehicle ‘ and Sa_fEty In the relevant subject Tng Committees
. Committee - Committee Committee arpa. The Committecs easure the dolivery
. / / . s are involved in the of the Comoany's
~ ~ // \ // A - // granular cay to day strategy.

N, Further information about the different Committees can
be found here britishland.com/cornmittees.
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GOVERNANCE REVIEW

CORPORATE

Tne British Land Company PLC 00621820

GOVERNANCE REPORT

Code compliance
We are reporting against the 2018 UK Corporate
Goverpance Code (the ‘Code’y available at frc.org.uk.

The Beard 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 vears. A full
explanation of the Company’s departure from the Code
in this instance is provided on page 129 by the Senior
Independent Director.

The Governance Review summarises how the Principles
of the Code have been applied on pages 114 to 120, and
further detail on each Principle can be found at the
pages noted in the table below.

—

Iiéporting Ag;i'ns'; Code Princiﬁle; 77777
1. Board leadership and Company
purpose

A Effective Board 106 to 107
8 Purpc;rsrew o - i -
Values and cultura 64 to 69
C " Governance framework and T2 '
Board resources
Stakeholder engagement 621063
E  Workforce policies and practices 162
2. Division of responsibilities -
F  Board roles - 108 to M
G Independence S 128 to 129
H I;Zr;crte;;nariwapbolntmeﬂntsiané conflicts 115 -
of interest
| Key activitias of the Board in 2023 120

3. Composition, succession and

evaluation
J Appointments to the Board

K Boardskllls ax perien_ce -;nc_i-.

knowledge
L Annual Board evaluation
4, Audit, risk and internal control

M I;Jn'erlr’r;c'ialﬂreporting o
External auditor & internal audit

N  Review of the 2023 Annual Report
and Accounts

Q Internal financial controls

Risk management

. Remuneration

o,

Linikriniéwrer:nune ration wiﬂtr'\ purpose

and stretegy
Q Remuneration Policy

R Pe-t-'-fof-r:nance outcon;_e.s m 2023

134 to 136
136 to 128
na

139 to 140
46 1o 50

141 to 143

144
147 to 153

10 Brock Street,
Regent’s Place

British Land Annual Report and Accounts 2023 113




GOVERNANCE REVIEW continued

Board leadership
and Company purpose

—>

The Board has determined that the Company’s purpose is
to create and manage outstanding places to deliver positive
outcomes for all our stakeholders on a sustainable basis.
We call this Places People Prefer.

wWe do this by understanding the evolving needs of the
people and organisations who use our places every day and
the communities who live in and around them. The changing

" way people choose to 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 compaetitive advantages of

the Company by utilising a deep history of stakeholder
engagement to produce Places People Prefer and maximise
sustainable value for sharehoiders. The Company is led 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 CEQ, the CFO and seven independent Non-Executive
Directors. We continue to have a strong mix of experienced
individuals on the Board. The majority are independent
Non-Executive Directors who are not anly able to offer an
external perspective on the business, but alsc constructively
challenge Executive Directors and the wider management
team, particularly in the execution and development of the
Company’s strategy.

Our governance structure is designed to ensure that
decisions ara taken at the appropriate leve! and with the
proper degree of oversight and challenge. Elements of our
business reqguire quick decision making and this is enabled
by an agile Board and management team that collabgorate
effectively on complex issues.

Strategy days

The Beard was able to hold its two-day annual strategy
off-site in London in March 2023. The event was attended by
the full Board and Executive Committee and was structured
to allow for the critical evaluation of the Company’s strategy
against the context of a2 higher rates environment, sustained
pericds of higher inflation and an elevated cost of capital.

The CEOQ, senior executives and extarnal guests deliverad
presentations to attendees, providing in-depth analysis
on aspects of the business and the external environment
before a deep dive into each of our strategic priorities.

Culture and stakeholder engagement

The Company’s purpose is core to every decision taken
by the Board. As detailed on pages 12 to 15, the Company
has a framework of values and strategic measures that
underpin our purpose to ensure the strategy and culture
of the Company are aligned. Led by the £5G Committee,
we have a broad range of workforce engagemaent
mechanisms Lo ensure the Board can assess the culture
of the crganisation. Our workforce engagement
mechanisms are described on page 123,

Although the ESG Committee has general oversight of and
responsibility for workforce engagement, it collaborates with
other Board Committees as appropriate to the extent that
issues identified fall under the remit of a different Committee
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Each Non-Executive Director participates in our mentoring
scheme which demonstrates direct engagement
with employees.

The Board has delegated oversight of the Company's
whistleblowing arrangements to the Audit Committee but
retains overall respansibility and receives updates on cases
as appropriate.

The British Land Leadership Team consists of the Executive
Committee and its direct reparts in senior management roles
who meet regularly both formally and informally to ensure
there is a direct and visible link across the business, and

act as a channel for workforce views to reach the Board,

As well as workforce engagement, the ESG Committee has
farmal responsibility for engagement with the Company’s
wider stakeholders. Stakeholder engagement is integral to
creating Places Peopla Prefer and the decisions taken by
the Board to maximise shareholder value are enhanced by
the views of the diverse range of stakeholders and wider
communities that we serve. The mechanisms that ensure
effective stakeholder engagement are detailed on pages
62 to 63,

> Further information on British Land's contribution to wider
society can be found on pages 70 to 89,

Engagement with major sharehoiders
Institutional investors and analysts receive ragular
communications from the Cempany, including investor
relations events, one-to-one and group meetings with
Executive Directors, and tours of cur major assets, We
have a dedicated investor relations team which manages
our day-to-day shareholder engagement and provides
regular feedback to the Board.

Throughout the year we have hosted a number of investor
events, both virtually and in person. The CEQ, CFO and Head
of Real Estate have delivered their usual half year and full year
results presentations as well as participating in a number of
virtual and in-person roadshows and private client roadshows.

The Chalr is committed to ensuring that shareholder views,
both positive and negative, are relayed back to the Board
and is assisted by the executive team in doing so©. The Chair,
Senior Independent Director, CEQO and CFO are available to
address any concerns our stakeholders may wish to raise.
The Chair and Chair of the Remuneration Committee played a
key role in engaging with shareholders during the formulation
of the 2022 Remuneration Policy, adopted by shareholders at
the 2022 AGM. The Chair remains available for shareholder
engagement throughout the year,

The Board commissioned an investor audit te be conducted
by Makijnson Cowell during the vear. 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 investrment proposition. Feedback was
presented to the Executive Committee and Board. It has
been taken into account when formulating the messaging

af our annual results and supported the Board's convicticn
for the strategy.

The Board engages with wider shareholders via our Annual
General Meeting which allows shareholders to submit
comments or questions for the Board.



Conflicts of interest and external appointments
The Directors are required to avoid a shuation in which
they have, or could have, a direct or indirect conflict with
the interests of the Company. The Board has established

a procedure wheraby 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 therm in their roles as
Directors of British Land. The Board reviewed its Conflicts
of Interests Policy during the year and confirmed that it
remained appropriate.

Any external appointments must be approved before they
are accepted by the Directors. The Board has delegated
authority to the Chair (or Senior Independent Director

for appeointments concerning the Chair) and any other
member of the Nomination Committee to consider and
provide approval for significant appointments in between
scheduled Board meetings. An updated register of situational
conflicts of interest is then tabled at the next scheduled
Board meeting for approval by the full Board. The register
is provided to the Board for review and approval at least
twice a year.

The Board deems significant appointments to include
appointment to the Board of any listed company and/or
appointment wheare the expected time commitment is more
than five days each year. During the year there have been
several significant appeintments including, in May 2022,

Tno Britisi | ana 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 apgointed as
Chair of Moorfields Eye Hospital NHS Foundation Trust.
l.oraine Woodhouse was appointed as Non-Executive
Director of The Restaurant Group PLC and Pennon Group
PLC, in July and December 2022 respectively.

In 2!l cases the Board considered the appointments and
concluded that they would not impact the Directors’ ability ta
dedicate sufficient time to their commitments at British Land.
The Board and Nomination Committee will continuously
monitoer all Directors’ ability to commit sufficient time to the
Company. Prior approval of the appointments was given, and
they were subseguentiy ncted in the register of situational
conflicts which was then approved.

Nan-Executive Directors’ letters of appcintment set out

the time commitments expected from them. Following
consideration, the Nomination Committee has concluded
that all the Non-Executive Directors continue to devote
sufficient time tc discharging their duties to the required high
standard. Further details on the process for appointment to
the Board can be found within tha report of the Nomination
Committee on page 128,

British Land’'s policy is to allow Executive Directors to take
one han-executive directorship at ancther FTSE company,
subject to Board approval.

Storey,
6 Orsman Road
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GOVERNANCE REVIEW continued

Division of

—>

responsibilities

There is a clear written division of responsibilities between 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
(SI1D) 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
coliaborative atmosphere and ensuras that all Directers have
the opportunity to contribute to the debate The Directors
are able to voice their opinions in a calm and respectful
environment, allowing ¢cherent discussion.

The Chair atso arranges informal meetings and events
throughout the year to help build constructive relationships
between Board members and the senicr management team
The Chair meets with individual Directors outside formal
Board meetings to allow for open, two-way discussion
about the effectiveness of the Board, its Committees and
its members. The Chair is therefore able to remain mindful
of the views of the individual Directors.

The SID provides a sounding board to the Chalr, as well as
being available to sharaholders and other Non-Executive
Directors should they have any concerns. The Chief Executive
is responsible for the Company’s strategy, promoting our
cultura and sharing key stakehclder views with the Board.

Operation of the Board

QOur governance framework set out on page 112 ensures
that the Board is able to focus on strategic proposals, major
transactions and governance matters which affect the long
term success of the business.

Reguiar Board and Committee meetings are scheduled
throughout the year. Ad hoc meetings may be held at short
notice when Beard-level decisions of a time-critical nature
need to be made, or for exceptional business.

Care is taken to ensure that information is circufated in good
time before Board and Committee meetings and that papers
are presented clearly and with the appropriate level of detail
to assist the Board in discharging its duties. The Secretariat
assists the Board and Committee Chairs in agreeing the
agenda in sufficient time before the meeting to allow for
input from key stakeholders and senior executives. Chairs

of Committees are also sent draft papers in advance of
circuiation to Committee members to give time for input.

Papers for scheduled meetings are circulated one week prior
to meetings and clearly marked as being 'For Decision’, ‘For
Information’ or ‘For Discussion’. To enhance the delivery of
Beard 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
Ccunsel and Company Secretary facilitates effective
information flows between the Board and its Committees, and
between senior management and Non-Executive Directors.
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Board Committees

Four standing Committees have been operating throughout
the year: Audit, Nomination, Remuneration and Environmental
Social Governance, to which certain powers have been
dalegated. Committee Chairs provide an update at each
Board meeting, so that the full Beard is aware of the business
of each Committee. Membership of the Remuneration,

Audit and £5G Committees comprises solely independent
Non-Executive Directors, and the Nomination Committee
comprises the Chair of the Board who chairs the Committee
and independent Non-Executive Directors. The reports of the
standing Committees are set out in the following pages.

The terms of reference of each Committee and the matters
reserved for the Board are avaiiable on our website at
writishland.com/committees.

The Board has delegated authority for the day-to-day
managemeant of the business to the Chief Executive.
Exacutive Oirectors and senior management have been given
delegated authority by the Board to make decisions within
specified parameters. Decisions outside these parameaters
are reservad 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 engagement,

Investment Committee

Principal investment decisions are reserved for the Board;
hawever, it has delegated authority to the Investment
Committee to make decisions within specified financial
parameters. The Investment Committee is chaired by the
Head of Investment and Strategy. Its membership comprises
the majority of the Executive Committee including the CEQ
and CFO. The Investment Committee also reviews investment
proposals that fall outside its delegated authority and
provides recommendations to the Board for its consideration,

Risk Committee

The Chief Financial Officer chairs the Risk Committee which
comprises all members of the Executive Committee and
senior management across the business. The Committee

has overall accountability for management of risks across
the business in achieving the Company’s strategic objectives

Sustainability Committee

The Chief Operating Officer chairs the Sustainability
Committee which comprises the Chief Financial Officer,
Head of Developments, Head of Real Estate and Joint Head
of Canada Water & Head of Residential. The 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 response to evolving regulation in this area, The
Committee was re-foarmed during the year to an Executive
level Committee to reflect its respoensibilities and ensure
thorough accountability.

Management committees

The Executive Committees are supported by several
management committees as detailed in our governance
framework on page 12,



Composition,
succession and evaluation

o

Composition, succession and evaluation

Cur rigorous and transgarent procedures for appointing
new Directors are led by the Nomination Committee.
Non-Executive Directors are appointed for specified terms
and all continuing Directors offer themselves for election or
re-election by shareholders at the AGM each year provided
the Board, on the recommendation of the Nomination
Committee, deems it appropriate that they do so, taking into
account various factors including the length of concurrent
sarvice. The procedure for appeinting new Directors is
detailed in the Nomination Committee report on page 128.

The Nomination Committee is responsible for reviewing the
composition of the Board and its Committees and assessing
whether the kbalance of skills, experience, knowledge and

diversity 1s appropriate to enable them to operate effectively.

More detail can be found in the Nominaticn Committee
repcrt 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 BDiversity

and Inclusion Policy. Further details on the work of the
Nomination Committee and the Diversity and Inclusion
Policy are within its report on page 130.

The Notice of Maeting for the 2023 Annual General Meeting
details the specific reasons that the contribution of each
Director seeking re-election is and continues to be important
to the Company’s long term sustainable success, The
biographies of cach Director on pages 108 to 111 set out the
skills and expertise that each Director brings to the Board.

Following a recommendation from the Nomination
Committee, the Board considers that each Non-Executive
Director remains independent in accordance with provisions
of the Code.
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Internal Board evaluation

The interna! evaluation of the Board was conducted by
the Head of Secretariat circulating questionnaires, seeking
guantitative 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 compaosition, inciuding diversity, and
its effectiveness. It also confirmed that progress was mada as
a result of the internat Board effectiveness evaluation in 2022
as follows:

Recommendation

A review of the competitor peer group's significant activity
was to be included in the regular update to the Board from
the Chief Executive.

Progress: Investor feedback and reports on main
competitor activities occupy part of each management
report at the Board.

Recommendation

Management to provide the Board regularly with more
detailed feedback from investor and analyst engagement
to build on the process already in place.

Progress: invastor feedback is a standing item within the
CEQ Letter at every Board meeting. The results of the
investor audit were also presented to the Boara.

Recommendation
Continue to invite external speakers to Board meetings
as appropriate.

Progress: External speakers attended meetings and dinners
throughout the year. The Board was particularly pleased with
the thought provoking insights of the external speakers at
the annual strategy off-site.

Recommendation
Management succession plans to be brought to the Beard as
a recurring agenda item.

Progress: The Board has been integral to the development
and implementation of management succeassion during the
year in which several senior management changes have
taken place.

Specific actions were drawn from the results of the recent
internal evaluation, including.

~ A deep dive into the succession plan for the Executive
Committee and their direct reports;

- Specific Board training in respect of strategic themes and
the evolving regulatory landscape;

- Further information on industry competitors and the wider
real estate market; and

-~ A deep dive into the principal and emerging risk
identification process against the backdrep of the
FRC's anticipated revision of the Code.

Outcomes will be reported in the 2024 Annual Report. The
next external Board evaluation will conciude in March 2024,
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GOVERNANCE REVIEW cantrnued

Audit, risk management and

—>

internal control

Audit Committee

The Audit Committee is responsible for monitoring the
intagrity of the financial statements and results announcements
of the Company as well as the appointment, remuneration
and effectiveness of the external and internal auditors. The
detailed report of the Audit Committee is on pages 132 to 140.

Financia! and business reporting

The Board is responsible for preparing the Annual Report and
confirms in the Directors' Responsibilities Statement set out
on page 163 that it belleves that the Annual Report, taken as
a whole, is fair. balanced and understandable. The process for
reaching this decision is cutlined in the report of the Audit
Comrmittee on page 134. The basis on which the Company
creates and preserves value over the long term is described
in the Strategic Report.

Risk management

The Board determines the extent and nature of the risks

it is prepared to take to achieve the Company’s strategic
objectives. It also has ultimate responsibility for the
Company’s approach to risk management and internal
contrals. The Board is assisted in this responsibility by

the Audit Committee which, in conjunction with the Risk
Committes, makes recommendations in respect of the
Group's principal and emerging risks, risk appetite, key risk
indicators and the operation and effectiveness of the internal
control environment. Further information on the Group’s risk
management procasses and rale of the Board and the Audit
Committee can be found on pages 1329 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 tc be significant.

Pages 135 to 136 set out the confirmations that the Audit
Committee made to the Beard as part of the risk management
and internal contro! assurance process for the full year.

Internal control over financial reporting

As well as complying with the Code, the Group has adopted
the best practice recommendaticons in the FRC ‘Guidance
on risk management, internal control and related financial
and business reporting’ and the Company’s internal controf
framework operates in line with the recommendations set
out in the internationally recognised COSQ Internal Control
Integrated Framework.
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Audit, risk management and internal control
The key risk management and internal control procedures
over financial repeorting include the following:

Operational risk management framework: operaticnal
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 control team carries out sample testing
biannually across all key operational and financial controls
and reports exceptions to the Risk and Audit Committees;

Financial reporting: our financial reparting process

is managed using documented accounting policies and
reporting formats supported by detailed instructions and
guidance on reporting requirements. This process is subject
to oversight and review by both the external auditors and
the Audit Committee; and

Disclosure Committee: membership comprises the Chief
Executive, Chief Financial Officer, Head of Investcr Relations,
HR Director, General Counsel and Company Secretary and
Head of Secretariat. The Committee regularly reviews ad hoc
events, draft financial reports and valuation information
during the interim and full year reporting process and
determines, with external advice from the Company’s legal
and 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 remuneration policies and practices are
designed to support our strategy and prornote the long term
sustainable success of the business. We lwve a clear strategy

The Brtsn Land Company BL C 00821320

Our current Remuneration Poficy was approved by
sharaholders at the 2022 AGM with 96.24% of the votes

in favour. The new policy introduced environmental targets
which are linked to executive remuneration. The Remuneration
Committee is also responsible for establishing remuneration
of the members of the Executive Committee.

The Committea is authorised to use discretion in determining
remuneration cutcomes for Executive Directors.

which positions our business for growth, Delivering against

this strategy creates the inputs for future value creation
for all our stakeholdars. In our Directors’ Remuneration
Report we explain our approach to incentivise and reward

employees to deliver value creation whilst also managing
the business on a day-to-day basis. We also explain how
we create alignment with shareholders and measure our

performance over the longer term.

Key investor relations activities during the year

Further details on the Committee’s use of discretion this
year can be found in the Directors’ Remuneration Report
starting on page 141.

May 2022

- Full Year Results Presentation

- Full Year Results Roadshow

- Kempen Real Estate Conference
(Amstardam)

June 2022

- Morgan Stanley Europe &
EEMEA Property Conference
(London}

July 2022

- AGM

- Virtual US roadshow

- Private client roadshow
(London)

September 2022
- BofA Global Real Estate
Conference (New York)

- Virtual US roadshow

November 2022

- Half Year Results Presentation

- Half Year Results Roadshow

- JP Morgan Best of British
Conference (London)

- UBS CEO Conference {London)

December 2022
- Analyst and Investor social
- Virtual US roadshow

January 2023
- Barclays Real Estate Conference
(Londaom)

February 2023
- Private client broker roadshow
(London}

March 2023

- Citi Global Property Conference
(Miami}

- Kempen Property Conference
(New York)

Norton Folgate
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GOVERNANCE REVIEW contrnued

Board activity in FY23

The Board meets regularly with people from
across British Land and interacts with a range
of advisers including corporate brokers and
valuers to implement our strategic priorities.

The Board has focused on several areas during
the year and made a number of key decisions
that enable the Company to execute its strategy.

‘ Paddington Central ‘l

Strategy - Strategy off-site with the full Board and Executive Committee

- Canada Water progress and the approval of funding

—>

Finance q% - Approval of new financing including new Revolving Credit Facilities
- Approval of the FY24 Budget and Capital Plan
- Macroeconomic updates from external advisers
- A deep dive into the impact of higher interest rates on our financial metrics
People —-% - Outcomes and actions from the employee engagement survey
- The creation of a fifth value: Deliver at Pace
- Noen-Executive Directer mentoring programme
- Processes and systems review
- York House refurbishment

Sustainability *% - Embodied and operational carbon
- GRESB performance

- Social Impact Fund

- Supply chain and procurement

Governance ————} - Introduction of the Innovation Adviscry Council
- Technelogy and processes roadmap
- Modern Siavery Act
- Tax policy
- Annual General Meeting and sharehelder engagement
- Board diversity and succession
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REPORT OF THE ENVIRONMENTAL SOCIAL

GOVERNANCE COMMITTEE

Alastair Hughes
Chair of the ESG Committee

HELPING
PEOPLE THRIVE

We seek to ensure the Company is a first-class
employer that builds and manages best in class
buildings for its communities and occupiers and
delivers this in a sustainable way.

i am pleased to present the report of the ESG
Committee for the year ended 31 March 2023,

The Committee assists the Board in overseeing its
engagament with employees and other stakeholders and
monitors the Company's wider contribution to society and
the environment.

This report sets out in detail the activity undertaken by the
Committee during the year ended 31 March 2023,

Committee composition

The Committee is composed solely of independent
Non-Executive Directors. Attendance at Committee
meetings during the year is set out in the following table:

frate of Commitiec

Drrector Bos on aprointment Attendance
Alastair Hughes  Chair TApr2019 474
Lynn Gladden  Member 1Aprz0l9  4/4
Mark Aedy Mermber 17 Nov 2021 4/4

Senior managers, including the Chief Executive Officer, Chief
Financial Officer, HR Director, General Counsel and Company
Secretary, Chief Operating Officer and Head of Secretariat
ara invited to each Committee meeting, and other members
of our leadership team such as the Head of Developments,
Head of Environmental Sustainabhility, Head of Social
Sustainability and Head of Employee Relations are invited

to attend the sections of the meetings that are relevant to
their work,

Committee effectiveness

The Committee’'s effectiveness was reviewed A< part of the
wider internal Board evaluation which concluded that the
Committee had operated effectively. Tha Committee reviewed
its tarms of reference during the year, and no changes were
made. They are available at britishland.com/committees.

Committee responsibilities

The Committee is responsibsle for workforce engagement
under Provision 5 of the Code. We believe that having a
committee responsible for engagement with the workforce
provides greater resource at Board level dedicated to
engagement than designating a single Non-Executive
Oirector or workforce panel.

The Committee has embraced its new narme and now
organises its businass under three pillars: Environmental,
Social and Governance, so this report s 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

- Undarstand the impact of our operaticns on the
environment, 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 on behalf of the Board

- Review workforce engagement mechanismes, including
considering their outputs and assessing their effectiveness

- Manitor the development of gender and ethnic diversity
of the senior managemaeant pipeline, including maonitoring
the execution of the 2030 Diversity, Equality & inclusion
Strategy which can be found at britishland.com/DE!

- Encourage the development of our charitable activities

Governance

- Oversee the work of the Sustainability Committee,
Community Investmeant Fund, Health and Safety
Committee and the Transition Vehicie

- Qversee and monitor our Health & Safety systermns

- Monitor the processes and mechanisms for building
relationships with customers, suppliers and other
key stakeholders

British Land 1z Po
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REPCRT OF THE ENVIRONMENTAL 50CIAL GOCVERNANCE COMMITTEE continued

Environment

2030 Sustainability Strategy progress

This year we have continued progress against our 10-year
strategy. In our Office assets we achieved a 40% reduction
in operational carbon intensity and a 22% improvement in
energy intensity compared with our FY19 baseline. However,
a significant part of these reductions are due to altered
working patterns because of Covid-19. We expect some of
these improvements to unwind as office use and accupancy
further normalises. 45% of assets in our portfolio have now
achieved an A or B grada EPC which is an improvement of
9% during the year. in developments, the continued focus on
embodied carbon and low carbon materials is yvielding resuits
with the average embodied carbon intensity of current office
developments now at 646kg CO’e/m2 We also implemented
an engagement strategy with our occupiers to understand
their energy reduction plans. Mare 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 operaticnal carbon emissions from the standing
portfolio. This year it deployed £1.1m on sustainable
inftiatives, and committed £5.9m, with the majority of funding
going towards the installation of heat pumps and LED lights
at our Broadgate, Regent’s Place and Paddington Central
Campuses. A significant sum was also spent on our retail
assets with the majority being spent on upgrading LED fights.
The Transition Vehicle currently halds £13.3m which will be
used in future years o implement 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 67% of the embodied carbon in
our committed development pipeline.

Leading by example
Cur sustainability efferts 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 Leadear’ for Develcpments,

New Diorama Theatre (NDT),
Regent’'s Place
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ranking top of our peer group, as well as achigving a 4 star
rating for Standing tnvestments

- Building Research Establishment: recognised the first
large-scale use of a materials passport at 1 Broadgate
which will enable us to track materials used during
construction to increase the potential to reuse materials

- WiredScore: awarded a Platinum SmartScore for smart
building technology that collects real time data to improve
operational efficiency and user experience at 1 Broadgate,
100 Liverpool 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 assats. These are just a few examples
to show how British Land intends to be a market leader in
sustainable construction and development. We will endeavour
to maintain our efforts and contribution to sustainability in
years to come.

Social

2030 Sustainability Strategy progress

The Thriving Places pillar of our 2030 Sustainability Strategy
focuses on creating a long-lasting positive soc¢ial impact by
collaboratively addressing local priorities through a Place
Based approach.

We were pleased to see that all targets for the year had been
met. A key development during the year was the renaming of
the Community Investment Fund as the Social Impact Fund,
through which we have committed £25m, comprising £15m
of cash contributions and at least £10m of affordabie space
by 2030,

The Fund delivers against targets for our three main areas

of focus: education, employment and affordable space. The
affordable space commitment builds on British Land's long
history of engaging with its local communities providing a
range of space types and opportunities. Recent examples
include the Really Local Stores initiative providing affordable
retail space to 15 local small businesses across four of our
retail assats, demonstrating the success of this initiative.

Measuring our impact

This year we commissiaoned 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 fuli-time jobs during
the pandemic.




Social value reporting

This year we introduced social value reporting which
measures the value generated by our social impact strategy
and helps us focus our efforts to create real and long-lasting
benefit for our communities. Next year, we aim to introduce
a social value target for 2030 that can be reported against.
Further information about our socia! value reporting can

be found in the Sustainability Roview on pages 81 to 83.

Community

The Commitiee was impressed by the quick response of the
Company and its people to emerging issues During the year

a cost of living fund was created that ringfenced £200,000,
£25,000 of which was committed to Shelter's Hardship Fund,

to mitigate the effects of inflation on existing core programmes.
Ancther excellent example was the provision of free space to the
Ukraine Institute language school which was driven by the Estate
Diraector at Paddington Central. To date the Company has
supporled 627 students with space and funding.

We ovarsee the Community Investment Fund which supports
delivery against our targets by providing funding to charities,
social enterprises and community organisations operating in and
around our places. A total of £1.5m was spent in the year ended
31 March 2023. Over the past year the Community Investment
Fund has been renamed the Social Impact Fund to reflect our
2030 commitment and we will report under this going forward.

Workforce Engagement Statement

The Committee's responsibility to menitor Company culture
is crucial to ensure it is aligned with our purpose, values
and strategy.

How we engage

A collaborative approach with a clear flow of information
between leadership and the workforce is critical to the
alignmeant of culture and strategy. We use a range of
methods which are under constant review so that we

can adapt where necessary to maximise engagement.

As a direct result of the engagement methods described in
this report, the Board made the following principal decisions
during the year:

- to publicly state a target of having 17.5% BAME employees

- to mitigate the cost of living by targeting the least well
remunerated colleagues with the highest percentage
salary increases in the annual pay review

- tointroduce a corporate objective to improve IT systems
and processes

Employee Networks

Network chairs have the opportunity to present at the
Committee’s meetings, providing a valuable forum to
highlight the social issues impacting our people and address
areas where we have challenged ourselves to improve.

Qutcomes:

- implement initiatives overseen by the Committee

- provides connection, lively discussion and vital education
for the Committee, Board and organisation as a whole

See overleaf case studies on two of our networks and their
waork. Further information on how our Employee Networks
support our strategy can be found in the Pecple 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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Qutcomes:

- the Wellbeing Network ran a Financial wellbeing Survay to
gauge employvee sentiment and, based on the responses,
we will hold a series of financial education wehinars

Emplioyee engagement survey

We conducted a survey in November 2022 and were
encouraged by the positive response. Our overall engagement
score rose to 78%, exceading the score in the previous survey
and national benchmark, Our scores for Social Connection,
Engagement and Leadership also exceeded benchmarks
significantly, and 93% of employees reported that they were
proud to work for British Land. The ESG and Remuneration
Committees participated in a deep dive session te analyse
themes and trends, including through a diversity lens.

Outcomes:
rciaunching our Learning and Development Portal
- refurbishment of our head office to reflect the need for more
collaboration/social space and quiet places to take video calls
- relaunching in-hcuse management training

Company Conference

The theme of our first Company Conference post-pandemic
was Innovation and it included a session for employees to
share their ideas.

Cutcomes:

- two employee generated initiatives have been implemented
including a ‘Hats On’ channel where staff can suggest new
ideas and improvements for the business, and an Innovation
Advisory Council as detailed on page 107

- unveiling of our new Company value, deliver at pace,
which enshrines our employees’ abilities to quickly adapt.
innovate and problem solve which they demonstrated
throughout the pandemic

Feedback indicated that employees found the conference to
be both useful and engaging so we will resume staging these
annually going forward.

Internal communication

Qur Internal Communications team provides a weekly

email summarising key business activities and organisational
changes. We also have biweekly Network News featuring
upcoming events to raise awarenass of social issues, and
staff blogs which provide a space for employees to share
their personal experiences. Monthly staff meetings in a hybrid
format are led by members of the Executive Committee and
feature news and updates from all areas of the business,
including our regional offices,

Qutcomes:

- Executive Committee members follow up at team level
to answer questions and address concerns in a less
formal setting and feedback is discussed at Executive
Committee meetings

Director engagement

We host regular ‘'NED Breakfasts’ where empioyees have
the opportunity to share breakfast with some of cur Non-
Executive Directors and ask questions, engage in discussion
and hear about their careers and experignce. Our women’s
network, EquitaBl.e, arranged ‘In Conversation with Loraine
Woodhouse' where employees heard Loraine speak about
her career and participated in a Q&A session. Qur mentoring
scheme to pair highly performing senicr empioyees with
Nen-Executive Directors also continued for its third year.
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REPORT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE continued

Network case study: EquitaBLe

Driving positive change through engagement
“Networks are incredibly valuable in championing diversity
and supporting management by getting under the skin

of employee views and opinions to help inform and drive
change. EquitaBle's work this year was a great example
of the tangible impact effective engagement can have.

Qur January 2022 siaff engagement survey revealed that
for three of the questions, there were statistically significant
differences in the scores given by men and women. We
arranged a series of focus groups, open to all, to provide a
forum for sharing personal insights and really understand
whera the Company could make meaningful differences.

Based on the high quality discussions and feedback, with
the support of HR and leadership, we rolled out several
initiatives during the year to address some of the concerns
raised, including:

~ Collaborating with HR and the NextGen network to launch
the speed mentoring scheme, which was promoted to
senior women with the result that over 50% of the
meaentors that signed up were womern

- Arranging a programme of events for Women's History
Month with women in senior management participating

- Working with HR to introduce a Menopause Policy

- Launching our FiexiBlLe blcg, which raises awareness of
flexible ways of working amongst both women and men
at various levels of the business to bust myths around
pragression and shared parental leave

We were pleased to see the substantial impact of our work
in the November 2022 engagement survey results. Not only
was there a considerablie reduction in the difference between
scores given by men and women for twa 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 opportunities for women, ensuring British
Land offers the right ievels of flexibility for working parents
and callaborating with our management team to reduce the
gender pay gap.

124 British Land /.-~ .2

As the data shows, targeted initiatives can effect real change,
but there is always more we can and should do and our
networks are key in supporting leadership to achieve
equitable cutcomes for all.”

Jess Ford, Chair of EquitaBlLe

Our impact

January 2022 Movember 2022
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Progress against our Diversity, Equality

& Inclusion Strategy

Last year we identified diversity and inclusion as a key

area of focus for the Committee, and we introduced our
Diversity, Equality & Inclusion Strategy that brings together
our initiatives in this space and sets quantifiable targets.
The Cemmittee has received regular updates throughout
the year, and we are pleased to report on the progress
made under each of cur five piltars.

7\ Further information on inittatives under our DE&I Strategy
can be found in the People and culture section of the
Strategic Report on page 66.

People and culture

The Equal Pay audit ensures parity and consistency in our
remuneration process. Cur ethnicity pay gap has reduced
for the second year running. Buring the year the median
ethnicity pay gap reduced by 5%. We also introduced a
target of having 17.5% BAME employees by 2025

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

Recruitment and career progression

We use bling Cvs wherever possible to ensure bias free
candidate saelection for interviews and launched our Early
Careers Strategy in May 2022, which aims to attract and
retain young diverse talent. This year we welcomed eight
work experience students through Pathways to Property, five
interns through 10,000 Black Interns and one intern through
Leonard Cheshire. We are thrilled te see the tangible results
of this work having been ranked as the top property
company and 16" overall on the Social Mobility Employer
Index 2022, rising 45 places from ocur position last year.

> Further information on our Early Careers Strategy can be
found in the People and culture section of the Strategic
Report on page 68,

Supply chain

We have added a requirement to our tender process for
potential suppliers to demanstrate examples of an inclusive
culture and introduced an ‘Inclusive Business' award at our
Supplier Awards. We also staged a DE&! themed supplier
conferance in September 2022 where suppliers showcased
their DE& commitment. We weare proud to receive Disability
Smart Accreditation from the Business Disability Forum in
recognition of our procurement team’s work to implemant
new tools improving digital accessibility,

Leadership

To embed cur values at every level of the organisation,
our Board and Executive Committee members set
themselves specific abjectives on diversity and inclusion
and progress against them was assessad as part of our
annual performance review process.

> Areview of performance against these targets can be
- found in the Directors’ Remuneration Report on pages 148
and 150,

A summary of progress on our diversity targets in respect
of Board composition can be found within the report of
the Nomination Committee on page 131.

A
-7

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 KPls have been created to
track cur progress.

__> Further information on initiatives under our DE&] Strategy
can be found in the People and culture section of the
Strategic Report on page 66.
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REPCRT OF THE ENVIRONMENTAL SOCIAL GOVERNANCE COMMITTEE continued

Network case study: REACH

Dale Hoskins, chair of REACH, says: "REACH stands for
Race, Equality and Celebrating Heritage. The network
was rebranded in 2019 to increase the wellbeing and
success of BAME employees at British Land and to
support, celebrate and encourage ethnic minority
employees. Networks provide valuable input and
accountability to the business and help make the
spirit of policies a reality. REACH contributes by
tapping into the unique perspectives, skills and
experiences that BAME employees bring. Thie support
and encouragement from leadership demonstrates
British Land's commitment te social responsibility.

In keeping with our values, much of our work allows
employees to bring their wholie selves and share their
lived experiences to educate, stimulate discussion and
promote inclusivity around the business.”

Initiatives:

Employee diversity target: we proposed the adoption
of a Company-wide target of 17.5% BAME empioyees
which was approved by the ESG Committee and
incorporated into the Company's DE&| Strategy.

Reverse mentoring: working with HR, we launched a
pilot reverse mentoring program that paired Executive
Committee members with REACH members to share
their experiences within British Land and beyond to
foster open and honeast conversations and build a
more inclusive future.

Blog posts: numerous blog posts an the staff intranet
where employees write about their cultural identity

to educate the wider business, provide guidance on
supporting colleagues (for example, during Ramadan)
and connect people from around the business.

Events: included a livestream on ‘How to talk to
children about race’ in collaboration with the Parents &
Carers Network; an art exhibition during Black History
Month showcasing black artists at York House, and
cuitural celebrations throughout the year to
acknowledge festivities such as Diwali and Hanukkah

Governance

The Committee took time to understand managament’s
approach to heaith and safety and as always was impressed
with the rigour and detail of the systems in place to ensure
our buildings and practices are safe. We were glad to see
the proactivity demonstrated by the management team
throughout the year Following the intreduction of the
Building Safety Act 2020, the team efficiantly investigated
the implications for our assets, undertook studies to
understand them thoroughly and put in place measures

to address the requirements of the new legislation. British
Land was also involved in collaborating with leading UK
construction and development businesses to contribute to
and chair the Construction Productivity Taskforce, which
again shows the dedication and energy of the team.
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During the year we received reports that showed haw we
are mitigating the inflationary pressures experienced by
the construction industry, driven by commaodity volatility.
material supply constraints, supply chain uncertainty and
the conflict in Ukraine. The impact of these external factors
on our decision making, procurement routes and contractor
selection were brought to our attention and chailenged
appropriately. We were reassured by the diligent approach
taken by management in respanse to the challanges 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 hostad its first Supplier Partner Confarence since the
start of the Covid-19 pandemic. Here we restated, alongside
our partners, cur commitment to respaonsible procurement
and the importance of the relationships we have with our
suppliers, big or small. The close ties and collaboration with
our suppliers are paramount to the work we do, and it is
comforting to know that our suppliers are aligned with

our 2030 Sustainability Strategy and iead with the same
values as our own,

Overall, we are satisfied that British Land continues
to demonstrate best in class construction and health
and safety practices alongside our commitment to
sustainable developments.

Key areas of focus for the coming year [
This year we have seen steady progress towards achieving ’
our 2030 Sustainability Strategy. in particular, we were }
pleased to see how clearly the socia! sustainability strategy

has been implemented through the real life effects of our J
sacial impact. We were also encouraged by the number of

projects funded by the Transition Vehicle. A key focus for

the year will be to invest in our standing portfoho via the

Transiticn Vehicle with the aim of improving cur GRESB i
rating for Standing nvestments.

Our people remain central to what we da. We will continue
to monitor the culture of British Land through our workforce
engagement methods including those outlined in this report.
The Committee will monitor the progress of the proposed
changes closely following the outcomes of the employee
engagement survey. Diversity will continue to be a point of
focus for the Committee, and we will oversee the pracesses
in place to facilitate a diverse pipeline of talent for the future.
Importantly, we will monitor progress against the Diversity,
Equality & Inclusion Strateay, gender and ethnicity pay gap,
and race equality objectives. We hope that together these
objectives will add to the good work already carried out in
enabling our people to bring their whole selves to work,
which is a faundation of our culture at British Land.

We will also maintain best in class canstruction and health
and safety whilst steering the business through the
challenges of the macro environment.

Alastair Hughes
Chair of the ESG Committee
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REPORT OF THE NOMINATION COMMITTEE

Tim Score
Non-Executive Chair

ENSURING

A BALANCED
AND DIVERSE
BOARD

The Nomination Committee
supports the Board on composition,
succession and diversity matters.

| am pleased to present the report of the Nomination
Committee for the year ended 31 March 2023.

The development and execution of our long term strategic
objectives, embedding of ocur culture and values and
promoticn of the interests of our stakeholders are all
dependent upon effective leadership at both Board and
executive level. 1t is the Committee’s responsibility to
maintain an appropriate combination of skills and
capabilities amongst the Directors.

The Nomination Committee continues to play a key role in
supporting British Land's long term sustainable success. This
year we have focused on our Board Diversity and Inclusion
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 stronagly 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 laed from

the top of the business, The Board and management team
have spent significant time during the vear considering our
approach to improve diversity throughout the Company
and how to extend our quantifiable targets. Assisted by the
work of the £ESGC Committee in ensuring a diverse pipeline
for succession, consideration was given to the benefits of
diversity inits widest sense including gender, social and
ethnic backgrounds, persanal and cognitive strengths,
particularly in view ¢f the Company’s purpose and strategy.
We are proud to see the continued impact British Land’s
diversity policies and initiatives are having both at Board
level and in the wider business, and we report on this
progress both in this report and in the People and

culture secticn of the Strategic Report.

Succession planning at Board level continues to be a

priority for the Committee. The Committee is mindful of
Naon-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
ali Board roles that alongside appropriate knowledge and
expertise Directors will embady 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 Comrittees remain
well equipped with the expertise and capabilities needed

to drive the sustainable success of British Land.

[N 0&)&’

Tim Score
Chair of the Nomination Committee
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REPORT OF THE NOMINATION COMMITTEE continued

Committee composition and governance

The Committee has five members, Ag 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 Committea's membership and attendance at
meetings during the yvear are set cut In the table below.

Date of Committee

Director Position appantment  Attendance
Tim ggore - Chair N 1 ;pr 20177 ) 3/3
Alastair Hughes Membe 29 July 2020 3/3
lrvinder Goodhew  Member 18 Nov 2020 3/3
Laura Wade-Gery  Member " 18 Nov 2020 3/3
Preben Prebensen  Member 19_July 208 -5-/3

Responsibilities

Director search, selection and appointment process

The Committee overseas the search, selection and appointment
process for Board appointments which is summarised below.
The process is conducted in accordance with the Board
Diversity and Inclusion Pglicy and the Selection and
Appointment Process, which are both explained later in this
report. Russel! Reynelds Associates, the executive search
firm appointad, has no other relationship to the Company

or individual Directors. The firm has adepted tha Voluntary
Code of Conduct for Executive Search Firms on gender
diversity and best practice.

Induction, Board training and development

Each new Director is invited to meat the HR Director, General
Counsel and Company Secretary and Head of Secretariat to
discuss their induction needs in detail, following which the
programme is tailored specifically to their requirements and
adapted to reflect their existing knowledge and experience.

Each induction programme would ordinarily include:

1. meetings with the Chair, Executive Directors, Committee
Chairs, external auditor and remuneration consuitants
(as appropriate),

2. information on the corporate strategy, the investment
strategy, the financial position and tax matters
(including details of the Company's REIT status);

3. an overview of the property portfolio provided by
members of the senior management team;

4. visits to key assets;

5. details of Board and Committee procedures and
Directors’ responsibilities;

6. details of the investor relations programme; and

7. information on the Company’s approach to sustainability.

The Committee also has responsibility for the Board's training
and professional development needs. Directors receive
training and presentations during the course of the year to
keep their knowledge current and enhance their experience.

Board and Committee composition reviews

and appointments

During the year the Committee reviewed the broader
composition and balance of the Board and its Committees,
their alignment with the Company’s strategic objectives
and the need for progressive refreshing of the Board.

The Committee is satisfied that, following the internally

facilitated Board effectiveness evaluation, the Beard 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 Oirectors during
the year can be found on page 115. These appointments are
expected to enhance the Non-Executive Directors’ expertise
and allow them to bring greater insight to their role at British
Land. All external appointments are subject to approval prior
to being accepted.

Independence and re-apppointment

The independence of all Non-Exacutive Directors is
raeviewad by the Committee annually, with refarence to their
independence of character and Judgement and whether any
circumstances ¢r relationships exist which could affect their
judgement. The Board is of the view that the Non-Executive

Role brief

The Committee works

only with external search
agencies which have
adopted the Voluntary Code
of Conduct for Executive
Search Firms on gender
diversity and best practice.
The Committee and agency
work together to develop

a comprehensive role brief
and person specification,
aligned to the Group's
values and cuiture. This
brief contains clear criteria
against which prospective
candidates can bhe
objectively assessed.
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Longlist review

The external search agency
is challenged to use the
objective criteria for the roie
to produce a longlist of high
guality candidates from a
broad range of potential
saurces of talent This
process suppaorts craation
of a diverse longlist. The
Nomination Committee
selects candidates from

this iist to be invited

for interview.

ar Zoourt s 2073
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interview

A formal, multi-stage
intervieaw process s used

to assess the candidates. For
each appointment the choice
of interviewer is customised
to the specific requirements
of the role. All interview
candidates are subject to a
rigorous referencing process.

Review and
recommendation

The Committee ensures
that, prior to making

any recommendation

to the Board, any potential
conflicts and the significant
time commitments

of prospective Directors
have been satisfactorily
reviewed.




Lirectors each remain independent. The Committee also
considers the time commitment reguired and whether each
reappointment would be in the best interests of the Company.
Consideration is given to each Director's contribution to the
Board and its Committees, together with the overall bafance
of knowledge, skills, experience and diversity.

The Committee concluded that each Non-Executive Director
continues to demonstrate commitment to his or her role as
a member of the Beard 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 stakehoiders.

Accordingly, the Committee recommended to the Board that
all serving Directors be put forward for re-appointmaent at the
2023 AGM,

7\ Biographies for each Director can be found on pages 108
to 1M,

Succession planning

The Committee is responsible for reviewing the succession
plans for the Board, including the Chief Executive. We
recognisea that successfui succession planning includes
nurturing our own talent pool and giving opportunities to
those wha are capable of growing into more senior roles.

The Committee considered the gender balance of the

Board over the next two years specifically when considering
Directors approaching tenure limits and the reguirement

to have a woman in one of the four main Board roles.

The Board completes a skills matrix periodically to

determine which skills and expertise are held by the Board
and where we can strengthen our skill set for current and
future strategic needs. The skills matrix is summarised on the
following page. Life sciences and innovation will be important
for the Committee to consider when making appointments.
Importantly, the ¢reation 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 over the long term.

The Chief Executive prepares succession plans for senior
management for consideration by the Committee with

the rest of the Board invited to be involved as appropriate.
The Commitiee notes that the remit of the ESG Committee
includes consideration of the extent to which the business
is developing a diverse pipealine for succession to senior
management roles.

Succession plans for executive management, which would
typically be dealt with by the Committee, were discussed
with the full Board during the vear. Sally Jones, previously
our Head of Strategy, Digital & Technology, stepped down
from the Company and Nigel Webb, currently our Head of
Developments, will retire in 2023. Sally and Nigel have made
significant contributions to the Company during their time
at British Land. Nigel has been at the Company for over
30 years and has quite literally changed the London
skyline. Their responsibilities have been assumad by
existing members of our Executive Committee. The Board
is confident that the management team is the right group
of people to deliver on the stretching operational targets
that are in place.

The Britisn Land Company PLC Q621920

Chair successor

Following a recermmendation 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 sharehoiders 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 senicr leadership, including a new

CEC and CFO during Tim's tenure as Chair. Given the
current macroeconoemic 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 to find
an appropriate candidate will be led by me as Senior
independent Director with the intention of appointing
a successor by the 2024 AGM.

Preben Prebensen
Senior Independent Director

Non-Executive tenure as at 31 March 2023 (years)
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REPORT OF THE NOMINATION COMMITTEE continued

Demonstrating our skills

The skills matrix shows the level of expertise cur Chair and
Non-Executive Directors have across a range of disciplines
All Directors appear in more than one category. Direcltors
were marked on a grading scale from one to three for each
skill or experience. The maximum score is 24,

Tne Brlish Land Company PLC 00621920 1

Board Diversity and Inclusion Policy

The Board's Diversity and Inclusion Policy was amended
during the year to reflect the enhanced diversity requirements
of the FCA Listing Rules and the recommendation from the
FTSE Women Leaders review. The policy applies to the
Board and its Committees.

The policy recognises the benefits of diversity in its broadest
sense and sets out the Board’s ambitions and objectives
regarding diversity at Board and senior management level.
We believe that in arder to achieve Places People Prefer

we need a diverse Board to reflect the diverse places we
develop and manage. The policy hotes that appointments
will continue to be made on merit against a set of objective
criteria, which are developed in consideration of the skills,
experience, independence and knowledge which the Board
as a whole reguires to be effective. The policy also describes
the Board's firm belief that in order to be effective a board
must propetrly reflect the environrent in which it cperates
and that diversity in the boardroom has a positive effect on
the quality of decision making.

The objectives 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

- theintention to maintain at least two Directors from an
ethnic mincrity background

- theintention for at least one of the Chalr, Chief Executive
Officer, Chief Financial Officer or Senior Independent
Director to be a woman.

- to achieve a gender balance such that at least 40% of
senior management are wormen. Senior management is
defined as the Executive Committee and theair direct
reports in leadership roles

- to ensure that there is ¢lear Board-level accountabiiity
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 setting stretching
targets, the Board recognises that there will be times when
they are not met British Land is a relatively small

130
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Board gender balance

organisation in terms of numbers of employees and therefore
changes at the senior end of the business can have a
disproportionate effect on outcomes.

As at 31 March 2023, the Board had met a majority of its

targets on gender and ethnic diversity balance. One of the

four senior Board roles outlined above was not occupied by a

woman at the year end. This policy came into effect after thae !
current Chair, CEQ, CFC and SID were appointed. This target

is at the forefront of the Committee’s mind as we plan for the

succession of key roles guring the year ahead.

As at 31 March 2023, the gender diversity for senior
management, as previously defined, was 35% women,

down from 37% in 2022. This is driven first by changes to our
Executive Committee during the year and the reorganisation
of internal reporting lines. Gender diversity is an industry-
wide concern. The most recently published data by the Rovyal
institute of Chartered Surveyors {(RICS) shews that only 4%
of female chartered surveyors in the UK are RICS fellows.
This makes it more challenging to improve the gender
balance of our property teams, especially in senior roles,
which comprise a significant portion of our workforce,

The Board and management are acutely aware of the need
for more senior women and this year we have introduced
targeted development programmes for mid-level women

to help them achieve their full potential and develop our
pipeline. We also introduced a Group-wide target of

having 17.5% BAME employees by 2025.



Clear accountability for diversity and inclusion is delivered
through the ESG Committee, which monitors progress on
diversity and inclusion objectives and relevant initiatives
within British Land.

Our Board Diversity and Inclusion Policy and Company
Diversity, Equality & Inclusion Strategy together enable

Men

Women

Other

Prefer not to say
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us to bring in people of wide-ranging talent and experience,
diversity of thought and bolstering decision making allowing
us to continue to create Places Pecple Prefer.

N The policy can be found on our website
britishland.com/committees,

Number of seror
positions on

the Joarc Number
Nomber af (CEQ, CFOD, exccutive % af oxecut ve
Hoard moembors 2, of the Board 52 ara Char) maragentent managament
& &0 4 7 70
4 40 - 3 30

Mi'keﬂdNultipJe ethnic groups

A_5|a_r;/As_|an British
Black/African/Caribbean/Black British
Other ethnic group, including Aras
Not specified/prefer not to say -

Nombar of semar
postions on

the Board Numberin
Number o (CEO, CFO, executive % of executive
Board members % of the Roard SID and Chairy management managemant
8 80 3 9 20
2 20 1 1 10

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 collectad
by the Head of Secretariat via individual questionnaires.
The forms set out the table az it is above and individuals
were asked to indicate which categories are applicable to
them. There have been na changes in Board composition
since the reference date

Board and Committee effectiveness

The process followed for the internally facilitated Board
effectiveness evaluation conducted during the year is
described in the Governance review on page 117,

The Committee’s effectiveness during the year was evaluated
as part of the internal Board evaluation which conciuded that
the Committee operated effectively

Board composition review

The Committee reviews annually the structure, size and
composition of the Board. This review considers the skills
and qualities required by the Beoard and its Committees as

a whole in light of the Group's long term strategy, external
environment and the need tc allow for progressive refreshing
of the Board. The review identifies the specific skills required
by new appointees and guides the Committee’s long term
approach to appointments and succession planning.

The Committee also reviewed its terms of reference during
the year and no changes were recommended. The terms
are available on our website britishland com/committees.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Committee
schedules for consideration each year, over the next 12 months
we will continue to focus on succession planning both for the
Board, specificaily the Chair, and at senior management level,
and further develop a strong talent pipeline and associated
leadership programmes in line with the Board Diversity and
Inclusion Policy.
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REPORT OF THE AUDIT COMMITTEE

| am pleased to present the report of the Audit
Committee for the year ended 31 March 2023

The Committee plays a key role in the governance of the
Group's financial reporting, risk management, internal controls
and assurance processes and the external audit. As well as_

our main areas of responsibility, throughout the year the
Committee paid particular attention to the internal audit tender
and the upcoming external audit tender, further details of
which are provided in the case studies throughout this repart.

1 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 sclely of
independent Non-Executive Directors with sufficient financial
experience, commercial acumen and sector knowledge to
fulfil their responsibilities.

Members attendance at Committee meetings is set out in the

Date of Commitiee

Director Position appointment  Attendance
Loraine Woodhouse — O, A I _
Non-Exacutive Director Loraine Woodhouse Chair 31 Mar 2021 3/3
Alastair Hughes  Member  1Janz2018  3/3
M 0 N I T o R I N G N{cholég_ﬁacpﬁerséni‘ Memberiim 1 Apr 2017 1/f
‘Breben Prebensen Member 1Janzo21 ] 3/3

Q U A L | l I A N D 1 MNichotas Macpherson stood down as a Diractor of the Campany effective
from 12 July 2022.

FY23 calendar

The calendar below gives an May 22 7 July 22
overview of the key matters @ Vvaluation reports, effectiveness AGM
considered by the Committee __androtatien . Authority for the Audit Committee to

@ 2022 draft Annual Report and Accounts

, determine the auditor’'s remuneration
and preliminary announcemant

and the reappointment of the external

during the year.

The key shows the main areas that the @ Far balanced and auditor were approved by shareholders
Committee focused on and can be used  _ understandable assessment _

to see how we have spent our time ® Going concern and wabmry_____ssessrr_xents

during the year. @ Assessment of principal and emerging

Key e e e e el

@ (nvestment ang deveicoment
pranarty valuations

. Corporate and financial
rangting and fair, nalanced
and understandable assessment

@ |Internal Audit update

Information security update

. - pi—— —
@ External Audit report
@® Sustanability assurance report

. Risk managoment 3na 1nternal controis
@  Extaemal Aucit and Intermal Audit @ Corporate Governance Code review

Auditor rea-ppowntm_eﬁt and subsidiary
auditor approval

Non-audit services policy
recommendation

@ internal Audit tender
@ External Audit tender
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For the purposes of the Code and FCA Handbook, the Board

is satisfied that the Committee as a whole has competence
relevant to the reai 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 111

The Committee meets privately with both external and
interna! auditors after vach schedulad meeling and continues
to be satisfied that neither is being unduly influenced by
management. As Committee Chair, | additionaliy hold regular
meetings with the Chief Executive Officer. Chief Financial
Officer and other members of management to obtain a

good understanding of key issues affecting the Group and
am thereby able to identify thaose matters which require
meaningful discussion at Committee meelings. | also

meet the External Audit partner, Internal Audit partner

and representatives from each of the valuers privately to
discuss key issues as well as giving them the opportunity

to raise any concerns they may have.

Committee effectiveness

The Committee reviewed its effectiveness as part of the wider
internal Board evaluation which concluded that the Committee
continued to operate effectively.

The Committee reviews its terms of raeference on an annual
basis and this year concluded that no changes were required,
the terms are available on our website at
britishland.com/committees.

QO

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 nerformance, and considering significant financial
reporting issues, judgements and estimates. Considering the
appropriateness of the accounting treatrment of significant
transactions, including asset acquisitions and disposals, and
the viability and going concern statements. Reviewing the
contant 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

OQwversight 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
sarvices 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
effectiveness, including its resourcing.

Risk management and internal controls

Reviewing the system of interna!l cantrol and risk management.
Reaviewing the process for identification and mitigation of
principal and emerging risks, assessment of risk appetite

and key risk indicators, and challenging management

actions where appropriate.

Investment and development property valuations
Considering the valuation process, assumptions and
judgements made by the valuers and the outcomes. Monitoring
the effectiveness of the Company’s valuers and the proportion
of the portfolio for which each valuer has responsibility.

~,
" November 22 March 23
@ Valuer report, effectiveness and
appointment policy update

@ 2023 haif year results and draift
preilm\nary am’\ouncement

® Key financial reporting Judg

[ ] Going concern assessment
. External Aud»t review

® Rxsk management update . Internal Audit report

. mformatnon security update
® Corporate governance reforms

™Y Internal Audlt update
® Internal contrOIS effectiveness

@ External Audit plan, fees and
engagement letter

® Internal Audit tender update

® Data prlvacy comphaﬁce update

L Corporate governance reforms

@ Financial reporting Judgements
. Gonng concern and viability assessments
[ ) Annual tax update mc\udwng tax piannmg
and r\sk relat\ng to tax
@ TCFD update, including reflecting - Consider the impact of the evolving
the risk of climate change in our
- financial reporting
@ Effectiveness of Audit Committes,
internal and external audltors
. External Audit tender update

Focus for the coming year:

@ Assessment of principal and emerging - Processes by which the Beard identfies,
_rigks, key risk indicat

@ Annual fraud and ant
corruption update

ents ® whistieblowing repert

and rwsk appetite

ibery and

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
including, but net imited to, key financal,
operational and IT controls, development
appraisal governance, ESG reperting and
Digital Placemaking;

- Continue to prepare and enhance cur
readiness for the proposed corporate
governance reforms;

review of mvestment valuation standards
undertaken by RICS on the valuation
processes of the Group; and

- Complete the External Audit tender
process, folfowing the strategy setting
and preparations undertaken this yaar.
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REPORT OF THE AUDIT COMMITTEE continuved

Corporate and financial reporting

The Committee continues to review the content and tone
of the preliminary results, Annual Report and Accounts and
half year results and make recommendations to the Board
regarding their accuracy and appropriateness. Drafts of the

Annual Report and Accounts are reviewed by the Committee

as a whole prior to formal consideration by the Board, with
sufficient time provided for feedback.

The Commitiee reviewed the key messaging included

in the Annual Report and Accounts and half year results,
paying particular attention to those matters considered to
e important to the Group by virtue of their size, complexity,
level of judgement required and potential impact on the
financial statements and wider business model.

The Committee has satisfied itself that the controls over the
accuracy and consistency of the information presented in
the Annual Report and Accounts are robust. The Committee
reviewed the procedure undertaken to enable the Board to
provide the fair, balanced and understandable confirmation
to shareholders.
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Fair, batanced and understandable (FBU)}
reporting

The Committee considers annually whether, inits opinion,

the Annual Repart and Accounts, taken as a whole, is fair,
balanced and understandable and whether it provides the
information necessary for stakeholders to assess the Company's
position, performance, business model and strategy.

The following process is followed by the Committee in
making its assessment:

Senior management including members of
the Investor Realations, 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 reporfed to the Committee and to the
executives responsible,

Alongside the external auditar's review,
3. a small internal group reviews the Annual
Internal Report, oversee a verification process for
verification all factual content and reports its findings
to the Committee.

The Committee reviews the outputs from
4. stages 1-3 above and, if appropriate, makes

Committee a recommendation to the Board that the
review report is fair, balanced and understandable.

The Board considers the Committee’s

5. recammaeandation that the FBU statement
be made and if thought fit, approves it. The
statemant can be found in the Directors’
Responsibilities Statement on page 163.

Recommend
to Board
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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 vear ended 31 March 2023, and the actions taken to address these issues, are set out in the following table

Signif cant issueg considorag and haw t’rrwesre ‘ESUBS wcf-e ééafes.;ﬁ
Going concern and viability statement

The Committee reviewed management’s analysis supporting
the preparation of Lhe financiat statermenls on o going concern
basis. This incleded consideration of forecast cash flows,
availability of committed debt facilities and expected
covenant headroom.

The Committee also reviewed management’s assessment of
whether the Group's long term viability appropriately reflects
the prospects of the Group and covers an appropriate period
of time. This included consideration of whether the assessment
adequately reflected the Group's risk appetite and pringipal
risks as disclosed on pages 48 to 60; whether the period
covered by the statemant was reascnable 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 external auditor on
the results of the testing undertaken on management’s analysis
in both cases.

Provisioning

The Committee considared management’s approach

in determining appropriate provisioning levels for rental
arrears and terant incentives, challenging assumptions
and methodology where appropriate. The Committee
also received a report from the external auditor.

Accounting for significant transactions

The accounting treatment of significant property acguisitions,
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 thase for significant transactions,
as well as the external auditor’s findings on these matters. In
particular, the Committee considered the accounting treatment
of the formation of a joint venture with GIC in respect of
Paddington. The external auditor separately reviewed
managemeant’s judgements in relation to these transactions
and determined that the approach was appropriate.

Valuation of property portfolio

The valuation of investment and development properties
conducted by external valuers is inherently subjective as it is
undertaken on the basis of assumptions made by the valuars
which may not prove to be accurate. The cutcome of the
valuation is significant to the Group in terms of investment
deacisions, 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
valuaticns were highlighted.

Jutcome

The Committee satisfied irself that the qoing conrern
basis of preparation remained apgropriate. In doing so,
the Committee requested that a reverse stress test be
undertaken, in addition to the severe but plausible
scenarios conducted The Committee agreed with
management's assessment and recommended the
viability statement to the Board. The viability statement,
which includes our going concern statement and further
details on this assessment, is sel out on page 61,

The Committee was satisfied that the provisioning
approach was appropriate and preportionate 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 ocutcomes, challenging assumptions made where
appropriate. The Committee challenged the valuers on

how the changing macroeconemic environment, including
rapidly rising interest rates, had impacted valuations. The
Committee also challenged the valuers on the methodology
applied in respect of development costs at Canada Water
as well as the availability of comparable yields. The
Committee was satisfied with the valuation process and

the effectiveness of the Company's valuers. The Committee
approved the relevant valuation disclosures to be included
in the Annual Report.
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Taxation provisions

The Committee reviewed the appropriateness of taxation
provisiens made and released by the Group during the pericd.
it considered papers prepared by management and discussed
the views of the external auditor to obtain assurance that
amounts held were commensurate with the associated risks,

Carporate simplification and restructure

The Committee reviewead a corporate simplification and
restructuring exercise conducted in the year. it considered
the analysis prepared by management, supported by external
advice received from lawyers and accounting and tax experts.
The external auditor also providad their view on the proposed
transactions and outcomes ahead of execution. The Audit
Committee requested the external auditor to provide speciail
focus to this exercise, given its nature as a one-off and
non-standard matter,

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,

This year we have again operated in the context of the
proposed corporate governance reforms and are continually
seaking to enhance our internal control environment.
Management provided biannual confirmation of the
effectiveness of internal controls.

TCFD

The Committee reviewed management’s continuing compliance
with the TCFD requirements for this year's Annual Report and
Accounts. It considered any changes proposed to both the
Strategic Report and financial statements

External Audit

PricewaterhouseCoopers LLP (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 effectiveness of PwC

in their role as external auditor the Committee believes it is
in the best interests of shareholders for PwC to remain in role
for the following financial year and for @ competitive tender
process tao be campleted 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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The Committee was satisfied that the taxation provisions
were appropriate. ‘Our Approach to Tax', which was
raviewed by the Committee in the year, is available

at britishland.com/taxstrategy

The Committae was satisfied that the appropriate steps had
been undertaken by management and key considerations
taken intc account as part of the transaction steps,
including the findings of the external auditor who

provided a supplementary report on the matter,

The Cormmittee challenged management’s assessment of
the principal and emerding risks, as well as the appropriate
optimal and toierabie ranges for relevant key risk indicators
for monitoring these risks, given wider macroeconomic
volatility. The Committee resclved that management’s
assessment of the principal and emerging risks and risk
appetite be recommended to the Board.

The Committea revieweaed management's biannual
confirmation of the effectiveness of internal controls.
This includes internal control testing of operating
effectiveness for the Group’s key controls, providing an
additional level of assurance. The Committee reviewed
noted control exceptions and challenged management
on remediation actions, where nacessary.

The Committes continued to review and provide comment
on the revised TCFD disclosure, along with discussing the
leve! of assurance provided over key sustainability related
metrics, ahead of the fina! recommendation of the Annual
Report and Accounts for approval by the Beard. The
Committee satisfied itself that the Group’s rasuiting

TCFD disclosure was appropriate.

tender process PwC have identified a proposed successor
audit partner who will lead their tender bid. The individual
was interviewed by members of the Audit Committee and
senior management ahead of the propoesal

The Committee is responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remunegration, effectiveness, independence and
continued objectivity. The Committee reviews annually the
audit requirements of the Group, for the business and in

the context of the external environment, placing great
importance on ensuring a high quality, 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 extarnal auditor in the
financial year ending 3! March 2015, As the 10-year
anniversary of their appointment approaches, planning
for the reqguired competitive tender process is underway
and is being led by the Audit Committee Chair. British
Land’s primary objective is to ensure a fair and
transparent tender process and to appoint the audit
firm that will provide the highest quality in the most
effective and efficient manner. To ensure shadowing
{if required) through the Externa!l Audit for the year
ending 31 March 2024, our planned process anticipates
a recommendation to the Board in early 2024,

Planning and preparation

As part of planning the tendor process, the Committes
has taken due regard of the current FRC guidance on
audit tenders and has considered the relevant sections
of the draft ‘Minimum Standards for Audit Committees’
published by the FRC in November 2022, In selecting a
long list of firms to be considered to invite to tender
the Committee’s selection considerations included:

Independence criteria

. Audit capability and competence

. Audit Quality Review performance
Real estate experience and breadth of subject
matter experts

5. Capacity to provide a robust gudit

BN

Tender process

1. Before the formal process begins
- Selecting firms to involve
- Consider the audit team of each firm
- Define critical success factors

2. Tender process period
- lIssue Reguest for Proposal
- Provide access to management and data room
- Censider technical challenges

3. Selected firms provide a proposal document
for consideration

4. Selected firms present to management and the
Audit Committee

5 Decision making and recommendations made to
the Board

Fees and non-audit services

The Committee discussed the audit fee for the 2023 Annual
Report with the external auditor and approved the proposed
fee on behalf of the Board.

In addition, the Group has adopted a policy for the provision
of non-audit services by the externa! 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 to be the most appropriate provider for audit
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related services, including formal reporting relating to
berrowings, sharehotder and other circulars and work in
respect of acquisitions and disposals. In some circumstances,
the external auditor is required to carry out the work because
of their office. In other circumstances, selection would depend
on which firm was best suited to provide the services reguired.

In addition, the following protocols apply to nan-audit faes

- total non-audit fees are limited to 70% of the audit fees in
any cne year. Additionaily, the ratio of audit to non-audit
fees is calculated in line with the methodology set cut in
the FRC’s 2019 Revised Ethical Standard,

- Committee approval is required where there might be
questions as to whether the external auditor has a conflict
of interest; and

- the Audit Committee Chair is required to approve
in advance each additional project or incremental fee
between £25,000 and £100,000, and Committee approval
is required for any additional projects over £100,C00.

Total feas for non-audit services amounted to £0.03m, which
represents 5% of the total Group audit fees payable for the
year ended 31 March 2023. Details of all fees charged by the
external auditor during the year are set cut on page 188

Tha Committee is satisfied that the Company has

complied with the provisions of the Statutory Audit Services
for l.arge Companies Market Investigation (Mandatory Use of
Competitive Processes and Audit Committee Responsibilities)
Order 2014, published by the Competition and Markets
Authority on 26 September 2014,

Effectiveness

Assassment of the annual evaluation of the external auditor's
performance was undertaken by way of a questionnaire
completed by key stakeholders across the Group, including
senior members of the Finance team. The review took into
account the guality of planning, delivery and execution of
the audit (including the audit of subsidiary companies), the
technical competence and strategic knowledge of the audit
team and the effectiveness of reporting and communication
between the audit team and management.

PwC provide the Cormmittee with an annual report on its
independence, objectivity and compliance with statutery,
regulatory and ethical standards. For the year ended

31 March 20323, as for the prior year, the external auditor
confirmed that it continued to maintain appropriate internal
safeguards to ensure its independence and objectivity. PwC
also confirms at each Committee meeting that it remains

internal Audit transition to Deloitte LLP

in consideration of the length of time EY had been in
place and in connection with the upcoming competitive
tender process for the External Audit it was decided
during the year to hold a competitive tender process
for the Internal Audit provision. Interested and qualified
parties were invited to submit proposals and the tender
orocess considered both targe and chalienger audit
firms. Following a detailed selection process overseen
by the Audit Committee Chair, Deloitte LLP were
appointed as the new internal auditor effective

from the financial year beginning 1 April 2023,
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independent, and signs a letter of confirmation stating its
independence annually.

The Cammittes concluded that the quality of the external
auditor's work, and the level of challenge, knowledge and
competence of the audit team, had been maintained at an
appropriate standard during the year.

The Committee therefore racommended to the Board that
a resolution to reappoint PwC as external auditor of the
Company be put to shareholders at the 2023 AGM.

Internal Audit

The role of Internal Audit is to act as an independent and
objective assurance function, designed to improve the
effectiveness of the gavernance, risk management and
internal controls framework in mitigating the key risks

of British Land. Ernst & Young LLP (EY) provided Intarnal
Audit services to British Land during the financial year

and attended all Committee meatings to present their audit
findings alongside the status of management actions. During
the year it was decided to conduct an Internat Audit tender
and Deloitte LLP were appointed as internal auditor effective
from the financial year beginning 1 April 2023, Since the
conclusion of the tender a handover process has been
underway to ensure continuity of the Internal Audit provision

The British Land Cormpany PL ¢ 00621920

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 venturas. Interpal
audits completed during the year included those in relation
to key financial controls, financial reporting system upgrades,
health and safety processes, |T disaster recovery and genaral
controls, risk management. business continuity, and the
Group’s purchase to pay system. Overall, no significant
control issues were identified although several process

and control improvements were proposed, with follow

up audits schaduled where necassary.

Effectiveness

The annual effectiveness review of the internal auditor
included consideration of the Internal Audit charter which
defined EY's role and responsibilities, review of the quality
af the audit work undertaken and the skills and competence
of the audit teams. Key stakeholders across the Group,
including Committee members, Head of Secretariat, Head of
Financial Reporting and other senior employees, completed
a guestionnaire to assess the effectiveness of the internal
auditor. The Committee concluded that, notwithstanding
the decision to tender the Internal Audit role in order to focus
on more strategically targeted audits, £Y had discharged its
duties as internal auditor effectively throughout the vear.

Feedback to inform the Committee’s review of the effectiveness of the Internal and

External Audit

Internal Auditn/-xternal Audii Management

- Assessed audit rescurce and expertise. -

- Reviewed the guality of audit waork,
skills and competence of the -
audit teams.

- Considered feedback from PwC in
relation to the External Audit process.

- Considered feedback from EY in
relation to their performance -
during the year.

- Reviewed EY’'s confirmations relating
to the Internal Audit including their
independence, composition, and
interaction with external auditar,
Committee and Board,

- Assassed the internal Audit plan.

Quicome

Following a review of the cutputs from each

source outlined above, the Committee concluded the
internal and external auditors had operated effectively.
Considering the previous year’s objectives and progress
made during the year, the key areas of focus for the
internal Audit function for the upcoming year would be
the establishment of Deloitte LLP in their new internal
auditor role, establishing a working relationship with
management and providing the Committee with
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Reviewed the work carried
out by the Risk Committee.
Reviewed the questionnaires
completed by key
stakeholders regarding the
Committee, and external and
internal auditors' effectiveness. -
Received assurance that the
provision of infarmation

to the external auditer

comgplied with the relevant
disclosure processes.

Audit Comm tioe

- Considered the views from members, the
Finance team and regular attendees of
the Audit Committee.
- Assessed the output from the Committee
avaiuation and surveys conducted during
this process.
Reviewed the External Audit reports
provided to the Committee during the year,
with a specific focus on the demonstration
of professional scepticism and challenge of
management assumptions, in particular the
Committee noted the significant challenge
provided by External Audit to management
regarding the Canada Water development
valuation assumptions in light of the volatile
macroecanomic 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 overail risk
management and internal controls processes.




Inveslment and development

property valuations

The external valuation of British Land’s property portfolic 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. 1he Group’s valuers are
CBRE, Knight Frank. Jones Lang LaSalle (JLL) and Cushman
& wWakefieid.

The Committee reviews the effectiveness of the external
valuers biannually, focusing on a guantitative anatysis of
capital values, yield benchmarking. availability of comparable
market evidence and major outliers to subsector movements,
with an annual qualitative review of the level of service
received from each valuer.

The valuers attend Committee meetings at which the full

and half year valuations are discussed, presenting their
reports which include details of the valuation process,

market conditions and any significant judgements made. The
external auditar reviews the valuations and valuation process,
having had full access to the valuers to determine that due
process had been followed and apprapriate information used,
before separately reporting its findings to the Committee.
The valuation process is also subject to regular review by
internal Audit. The Group's valuers and external auditor have
confirmed to the Committee that the process undertaken

by British Land to accommodate the valuation of its real
estate portfolic is best in class. British Land has fixed fee
arrangements in place with the valuers in relation to

the valuation of wholly-owned assets, in line with the
recommendations of the Carsberg Committee Report.

Risk management and internal controls

A detailed summary of the Group's risk framework as well
as additional information on our systems of internal control
is set cul 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 to the date
of approval of the Annual Report and Accounts and have
been regularly reviewed throughout the year. The Board
are satisfied that the internal controls and systems of risk
management are effective. An overarching view of the
internal controls system, and the role of the Board and
Committee, is set out on the next page. The Committee has
oversight of the activities of the executive Risk Committee,
receiving minutes of all Risk Committee meetings and
discussing any significant matters raised.

Ihe British Land Comoany PLC CO621320

At the full and half year, the Committee reviewed the
Group's principal and emerging risks inciuding consideration
of how risk exposures have changed during tha period. Both
external and internal risks are reviewed and their effect on
the Company's strategic aims considered. The assessment
of emerging risks includes a bottom-up review of all business
units and a deep dive by the Risk Committee. The Audit
Committae mede 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,
management reports to the Committee on the effectiveness
of internal controls, highlighting controf issues identified
through the exceptions reporting and key controls testing
across all key operational and financial controls. Risk areas
identified are considered for incorporation in the Internal
Audit plan and the findings of Internal Audits are taken into
account when identifying and evaluating risks within the
business. Key observations and management actions are
reported to, and debated by, the Committee. For the year
ended 31 March 2023, the Committee has not identified, nor
been advised of, a failing or weakness which it has deemed
to be significant.

At the request of the Remuneration Committee, the
Committee considers annually the level of risk taken by
management and whether this affects the performance

of the Company. The Remuneration Committee takes this
confirmation into account when determining incentive
awards granted to the Executive Directors and senior
management. Taking into account reports received on
internal key controls and risk management, and the results
of the Internal Audit reviews, the Committee concluded that
for the year ended 31 March 2023 there was no evidence of
excessive risk taking by management which cught to be
taken into account by the Remuneration Committee

when determining incentive awards.

The Group's whistleblowing arrangements enable all

staff, including temporary and agency staff, suppliers and
cccupiers, to report any suspected wrongdoing. These
arrangements, which are monitored by the HR Director,
General Counsel and Company Secretary and reviewed

by the Committee annually, include an independent and
confidential whistleblowing service provided by a third party.
The Committee raceived 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 1o the Board
by the Committea Chair.
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System of internal control

The elements that make up the system of internal control are:

Governance Framework: Structured
with three lines of defence, the
gaovernance structure enables the
efficient prioritisation of key risks and
actions to mitigate risk. An illustration
of the governance framework can be
found on page 112,

Internal Controi Framework

Governanao 53

agic Risk Managemont

Strategic Risk Management: A holistic
view ensures that risk management

is underpinned by our strategic
objectives, taking into consideration our
pricrities and the external environment.

Operationai Risk Management: Each
business unit is supported to manage
its own risk to ensure that petential
risks are identified and mitigated

at an early stage. This embeds the
responsibility of risk management

at a business unit leval. Further
detail can be found on page 47.
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Assurance Framework: An element
of internal control that is independent
of business functions and Executive
Committee and Board members.

Standards and Quality Framework:
The overarching standards and codes
that the Company and its employees
adhere to in performing its duties.

Committee and
ESG Committee

Exécutive (-Zom-;nitté.e
and Risk Committee

Business units
and Risk and
Control team

338 Euston Road,

Determine sfrategic

action points

and risk appetite
Set strategi¢ and
financial goals
Asseass the axtent
and nature of
principal risks

Ider“\-tify p-rir\-chlpa! riské-

Monitor key risk
indicators

actions

of risk management

and internal
control systems

Aggregation

of risk exposure
and adeguacy

of risk mitigation
Going concern and
viability statement

Risk register
Day-to-day
responsibility for
internal controls

internal Audit

Group Compliance
Group Health & Safety
Business leads report
on key controls
biannually

oversees the business
unit process including
sarmple testing

Standards and Qual'ty Framawork

athical standard e.q.
Whistleblowing Policy,
Risk Mapagement
Policy, Internal Control
framework aligns with
COSO Internal Contro!
Integrated Framework,
FRC Guidance

business unit policies
whare relevant

Business unit policies,

procedures, processes
and systems

Regent's Place
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DIRECTOR’S REMUNERATION REPORT

ALIGNING
INCENTIVE
WITH
STRATEGY

Qur Remuneration Policy aligns
management incentives with
our strategy.

Dear Shareholders

During the year under review the Committes has focused

on three main areas: implementing cur 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 on our Junior colleagues.

Directors’ Remuneration Policy

The Committee and Board as a whole were pleased to receive
overwhelming support for the Directors’ Remuneration Policy
at the 2022 AGM with a vote of 96.24% in favour. As discussed
later in this report, the Committee made its first grant of LTIP
shares under the new policy in July 2022 and has begun to
assess the performance of management against the revised
performance meaasures. The assessment of parformance
uncer the new Annual Incentive Plan has been undertaken

for the first time this year.

The Committee holds management to account robustly by
setting and measuring performance conditions that stretch

performance in key areas We are confident that the 2022
policy and the performance conditions within it incentivise
the management team to deliver the right cutcomes for the
Company, shareholders and our wider stakeholders alike

The Committee has responsibility under its terms of
reference to ensure that reward at British Land incentivises
the right culture. This overlaps with tha responsihility of
the ESG Committee, which is responsible for overseeing
the culture of British Land as & whole. Accordingly, both
Committees held a joint session for the first time this year
to understand the rich data that came from our employae
engagement survey, particularly through a diversity lens,
and remain informed about the evolving benchmarks for
sustainability in real estate in order to assess the Company's
relative performance,

The data showed that people of different ethnicity, gender or
sexual orfentalivn did not feel that their characteristics had
any impact on the fairness of their compensation. Importantly,
those different groups were also generally aligned on their
job performance being fairly evaluated and on receiving
recognition for good work. The Committees therefore
conciuded that the data showed those groups did not

feal 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 intermational, economic and
geopolitical turbulence, management have acted decisively
te maximise performance in areas under their control. The
Company is reporting another very strong year of leasing

on the back of record levels in 2022. Management have

also worked hard to recover £18m of rental arrears, whilst
reducing our EPRA cost ratio down from 25.6% in 2022,

tc 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 valua of real
estate generally. However, we are estimating that British
Land has outperformed the MSCI March Annual Universe
Benchmark as a result of the strategic direction of the
Company to pivot towards growth and management’s sector
and asset allocation. The final ocutcome against MSCI will be
known later in the year and we will update cur disciosures in
due course. Financial performance s 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 93% of empleyees proud
to work for British Land. This is a significant achievement

in such a volatile environment.

The Annual Incentive Plan performance targets that were

in operation for the first time this year reward Executive
Directors for operational cut-performance on matters within
their control whiist reflecting the macroeconomic driven
valuation movements. The Committee considers that the
2022 policy has operated as intended both in terms of
company performance and quantum during the year.
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The Committee therefore considers the estimated formulaic
outcomes under the Annual Incentive Plan (adopting the
estimated MSCl metric) are appropriate and has not
axercised its discretion.

The achieved performance for the year under review results
in an estimated bonus of 93% of satary for Simon Cartar andg
95% of salary for Bhavesh Mistry against a maximum of 150%.
This performance outcome is in line with the bonus cutcome
for the workforce as a whole and s explained in more detail
on page 148

The 2020 Long Term Incentive award is expected to
vest partially on 22 June 2023. The final outcome of the
parformance conditions, as described on page 151, wilt
be known after the finalisation of this report and will be
confirmed by the Committee in due course with details
to be provided in the 2024 Annual Report. The current
estimated vesting proportion is 11%.

Reward and Recognition

The Committee recognises that junior colleagues and less
well remunerated colieagues throughout our business are
inevitably feeling the impact of the cost of living crisis far
more acutely than others.

In seeking to mitigate the cost of living the Company

has taken a multi-year approach. At the end of the 2022
pay review in May last year, we targeted materially higher
percentage pay rises of 7% for our lowest paid staff, with
more senior colleagues receiving a pay rise of 3%. This year
we have also awarded an average pay rise of 6% for staff
below Executive Committes level,

The Committee will continue to monitor the impact of higher
inflation on our workforce and ensure the overali reward
package at British Land remains appropriate.

In addition to tha cost of living concerns, management
have worked hard to reform the reward and recognition
proposition at British Land during the year. Within the
existing framework, more focus has been applied to
using reward to incentivise the successful delivery

of key objectives; and the retention of our top talent.

We are rolling out 2 new management training programme
for our teaders which includas modulas on how to healp their
team members develop their carears. In tandem, we have
relaunched our learning and developmaent 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 3% increase
was appropriata.

The Executive Directors and Chair of British Land considered
the fees for the Non-Executive Directors during the year and
concluded that a 3% increase to the basic fee was appropriate.
The Chair's fee was reviewed by the Remuneration Committee
and was considered to remain appropriate. Both fees were
benchmarked against the market and against the salary
increases across the wider business.
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Annual Incentives & Long Term Incentives

Executive Directors are eligible for a maximum bonus of
150% of salary and maximum Long Term Incentive Award of
up to 300%. The Committee dees not intend to grant LTIP
awards above 250% of salary.

Pensions

We are committed tao ensuring that pension contributions
across our workforce are equitable. Executive Directars
receive the same pension benefit rate applicable to

the majority of the wider workforce at 15% of salary

Gender and ethnicity pay gap

The gender pay and bonus gaps increased slightly during the
year on a consolidated basis across the business. The § April
2023 snapshot shows the median gender pay gap for the
British Land Company PLC increased by 2.7% from 19.2% last
yvear 1o 21.9%. The British Land Property Services Limited
(formerly Broadgate Estates) median pay gap reduced by
3.1% from 29.3% to 26.2%. The combined median gender

pay gap across our business increased by 1.7% compared
with last year.

The increase in the British Land Company PLC gender pay gap
is due to @ number of senior women leaving the business. The
absolute numbers of senior women leavers were similar to
the number of men leaving, but due to timing of departures
and because the total population had more senior men, the
pay gaps were negatively affected.

The ethnicity pay and bonus gaps both reguced on a
consolidated basis across the business refiecting our success
in increasing the ethnicity disclosure rate of our employees
and the ohgoing impact of a number of very senior hires.

On an entity level the British LLand 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 & April 2023 snapshot.

More information can be found at britishland.com/gender-
pay-gap

Recommendation

British Land is committed to listening carefully to shareholder
feedback and to applying best practice to its remuneration
policies and approach. We hope that you will continue to
support our approach to remuneration and will vote in

favour of this Report at the 2023 AGM.

Yours sincerely,

Jr 549

Laura Wade-Gery
Chair of the Remuneration Committee



Remuneration at a glance l

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 ocpportunities in:

- Development of best in class sustainable space on
OUr Campuses

- Retail Parks

- London Urban Logistics

Delivering against these areas lays the foundation for
future value creation. Each vear, Executive Directors are set
objectives by the Board, which are then cascaded through
the Executive Committee and on to the whole organisation.
These objectives are focused on maximising opportunities
within the strategic themes below as well as continued
strong operational performance, progress against our
sustainability ambitions and the continued enhancement

of our best in class platfoerm.

We take a jong term approach to running our business; our
focus is to detliver positive outcomes for all 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 periormance

Annual profitability - Profit targets

ent Profit

Devel

Property valuation changes

ke $ritisn Land Company PLC 00821220

Over the longer term, we measure our parformance against
selectad financial and sustainability market benchmarks as
well as absolute return metrics that are set at the start of

the three year cycle. We only reward our people where the
business at least matches those benchmarks and we share

a small percentage of any outperformance. We tailor these
performance measuras to be as relevant as possible to the
composition ot our business but we recognise that there may
inevitably be a degree of mismatch.

The chart below illustrates the atignment between (i) what
we are focusing on doing (our strategic objactives), (i) what
we measure and report on and (i) what we reward Executive
Directors for delivering.

Our strategic themes:

Development

of Sustainable Retail Parks London Urban

Space

Logistics

People, Sustainability & Operational Execution

- Targets for Development Profit

- Relative Total Property Return

3 year porformance

- Relative Tota! Property Return performance

performance
. - Absolute Total Accounting Return performance
Total Accounting Return . ing B
against a target range
. - EPC ratings across estate - Qperational carbon reduction
Environmental Measures

O Development of Sustainable Space

O Retail Parks

Q London Urban Logistics

People, Sustainability &
Operational Execution

- GRESB Real Estate benchmark - Operational energy reduction

= - Qbjectives aligned with our B -
strategic themes, sustainabiity
ambitions, continued strong - R— - [
operational performance and

. continuing to enhance our L —
best in class platform
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DIRECTOR’'S REMUNERATION REPORT continued

The British Land Company PLC 006219220

Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 12 July 2022, The Policy will apply until the AGM in July 2025 The
Remuneration Policy is set out in full in the 2022 Annual Report and is available on our website britishiand.com/committees.

Element of
remuneration

“Fixed Basic saiéry

Benefits

Pension
contribution

Variable Annual
Incentive

Long term
incentive

Link o strategy

Attracts and retains exper ;;edplé with
the appropriate degree of expertise and
experience to deliver agreed strategy

Performance measures related to
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

‘Total Property Return (TPR) links

reward to the Company’s relative
gross property performance

Total Accounting Return (TAR) links
reward to absolute financial returns

ESG Carbon and Energy Reduction
link remuneration outcomes to the
Company’s 2030 Sustainability Strategy

Framowork

Reviewed annually and increases typigg\rlg |n line
with the market and general salary increases
throughout the Group

Benefits are restricted to a maximum of £20,000
per annum for car allowance and the amount
required to continue providing agreed benefits
at a similar level year on year

Defined contn-EL;u'br-\- ;::)-"r-;“amn-gements - cash
allowances in lieu of pension are made to the
CEQ and CFO at 15% of salary

Maximum opportunity is 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 Sharas) which must be
held for a further three years whether or not the
Executive Director remains an employee of

British Land

' LTI'P'grar'\'t's are typically of 250‘%70}755ary ln the

form of performance shares, within the maximum
value of an LTIP award of 300% of salary

Executive Directors’ remuneration
The tables below show the 2023 actual remuneration against potential opportunity for the year ended 31 March 2023 and

2022 actual remuneration for each Executive Director. The figures for Bhavesh Mistry’s actual and potential 2022 remuneration
are pro-rated to reflect part service during the year.

Full disclosure of the single total figure of remuneration for each of the Directors is set out in the table on page 147

2023 actual remuneration v 2023 on-target potential {(£'000)

1 FY2Z potential assumas that botn annual and long term incentives oay out in full, witn tne LT'P value taking Into account $1are price changeo since grant

Z Simon Carter - Y23 Potential pay basec on 2020 L 11P Awards anag as sucn this was in respect of his award in the CRO role

2 Boavesh Mistry - FY22 nay based on pro-rata remuneration since aopgointment in July 2021 FY22 ang FY23 pay also incluges buyout awards granted to raslace
IMcentives trat were forfeited upon leaving orovicus employor.
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How we intend to apply our
Remuneration Policy during the
year commencing 1 April 2023

The following pages set out how the Committee
intends to apply the Remuneration Policy
during the coming year.

Executive Directors’ remuneration

Basic salaries

The Executive Directors have not received a salary increase
since appointment. Noting market trends and the overall
salary increases that have been made for the workforce over
the past two years, the Remuneration Committee considered
it appropriate to increase Executive Director salaries by 3%
for the year beginning | Apnl 2025 1 hs compares with an
average salary increase across the warkforce of 6% in
respect of the same perlod

Zasic salary

Directar L . ec00_
Simon Carter L 773
Bhavesh Mistry 505

Pension and benefits

Both Executive Directors wili receive a 15% of salary pension
contribution/allowance. Benefits will be provided in line
with the policy and include a car allowance and private
medical insurance.

Measure Targer

Fhe Britisih | and Company PLC 0C821370

Annual Incentive awards

The maximum bonus cpportunity for Executive Directors
remains unchanged at 150% of salary. The performance
measures for the Annual Incentive awards weare reframed
last year to align more closely to the Company’s new
strategic direction and reflect our sustainability agenda.

The detailed rargets that the Committee sets are considered
to be commerciaily sensitive and as such the specific targets
for the quantitative measures for the coming year will be
disclosed in the 2024 Remuneration Report. In assessing
how the Executive Diractors perform during the year
commencing 1 April 2023, the Committee will take into
account their performance against all of the measures and
make an assessment in the rcund to ensure that performance
warrants the level of award determined by the table below.

This year, once again, the Cormmittee will assess performance
in the context of the wider stakeholder experience and
cverall corporate cutcome. Discretion may be exercised by
the Committee and, if this is the case, a full explanation will
be set ocut 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 includes sales,
acquisitions and developments and so takes into account
active asset management as well as a more representative
peer group) weuld be most suitable.

In line with best practice, two-thirds of any amount earned
will be paid in cash with the remaining one-third (net of tax)
used te purchase shares which must be held for a further
three years.

Weighting

Financial budget targets for profitability

Annual .
prof;‘tability C% payout for meeling a threshold level rising to 100% 30%
payout for at least matching a streteh level
Quantitative - - -— —e . B -
Financial Total Property Return outperformance target

Tetal Property Return vs MSCI

Measures: ) 17% payout for matching the MSCl benchmark index 20%
weighted by se
60% reward ¢ 9 ¥ sector) rising to 100% payout for outperforming by 1.25%
weighting e e el e, I — -
Financial budget targets for deveiopment profit
Development profit 0% payout for meating a threshold level rising to 100% 10%
payout for at least matching a stretch lavel
Benchmark score targets for GRESB rating. 0% payout
o The Global Real Estate for meeting a threshold score, rising to 50% payout for
Qu‘aniltatlve ESG Banchmark (GRESB) matching the score that achieves a 5 star rating and rising
Environmental to 100% payout for at least matching a stretch level score
Measures: T e e o o 20%
20%_ revtrard A&B rating across the estate. 0% payout for meeting a
waighting EPC rating across estate thrashold level, rising to 100% payout for at least matching

a siretch level

Development of Sustainabie Space

Commercially sensitive so

Strategic/ - -
parsonal/customer Ratail Parks
obiectives
London Urba explained in next year's Report
20% reward n Logistics P ¥ P
waeighting -

People, Sustainability &
Opearational Bzxecunon

these will be fully disclosed and 20%
measures O
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DIRECTOR’'S REMUNERATION REPORT continued

Long term incentive awards

LTIP awards will be granted to Executive Directors during the year commencing 1 April 2023, The size and timing of the award
will be determined by the Cormmittee at a later date and disclosed in an RNS announcement. Full details will be included in
next year's Annual Report

Measura Lok to strategy Measured relative 1o chght:ng -
Total Accountlng Return (TAR) The TAR measure is designed TAR performance will be assessed 50%
The growth 1n 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 paid over the takes account of gearing and expectations over the long term

LTIP performance period. our distributions to

Threshold 4% per annum

shareholders. Maximum: 10% per annum

Total Property Ret;;;u_(-TPR)W“ The TPR measure is desngr\ed PR performance will be assessed 25%
The change in capital value, less any to link reward to strong against the performance of an

capital expenditure incurred, plus performance at the gross MSCI secteor weighted benchmark.

net income. TPR xs‘expressed as a property tevel. Threshold: Equal to Index

percentage of capital employed over

the LTIP performance period and is Maximum: Index +1.00% per annum
calculated by MSCIL.

Envlronmental Somal Governance -;HE_ESG measﬁr“é"iﬁs desw‘c_-:;n-é_deSG perfo:;r_w"ﬁ_gr_w_ée will E:;‘ma-_s-sessed T 25%
{ESG) to link reward to delivering against targets set in line with
Operational Carbon Reduction our 2030 ESG commitments  achieving our sustainability vision
(CO2e per sgm} measured against a . .
i . X (o] t | Carb tio
QOperational Energy Reduction 2019 baseline perational Carbon Reduction

(12.5% of total weighting)
Threshold: 44% reduction
Intermadiate: 48% reduction
Maximum: 53% reduction

Operational Energy Reduction
{12.5% of totat weighting)
Threshold: 17% reduction
Intermediate: 19% reduction
Maximum: 21% reduction

Far all performance measures, there is no vesting below threshold performance. At threshold performance, vesting is at 20%.
There will be straight-line vesting between threshold and intermediate (if applicable) and stretch performance targets.

The Committee retains the discretion to override the formulaic outcomes of incentive schemes. The purpose of this
discretion is to ensure that the incentive scheme gutcomes are consistent with overall Company performance and the
experience of our stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chair and Non-Executive Directors for their Board roles are positioned around mid-market with the aim of
attracting individuals with the appropriate degree of expertise and experience. The fee structure set out below is unchanged
since being applied in 2019 except that the Non-Executive Directors’ annual fee has been increased by £2,000 to £66,000
from 1 Aprit 2023Z. The Chairs of Committees also receive a membership fee.

Chair's annual fee B o ~ E375,000
Non- Executive Dlrector sannual fee o o - ) 7' E66.00€:)__
Semor Ind@pendent Director’ s__gnnual fee ) o o o } E]O,OOOW
Audit or Remuneration Committee Chair's annual fee ' o o £20,000
Aud\t or Remuneration Committee member s ann@glrwfee o o . o _EBOOO
ESG Committee Chair's annual fee o - - o o o £14.000
Nomination or ESG Committee member's annual fee £5.00G
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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 rerruneration received by each of the Directors.

Single total figure of remuneration (audited)
The foliowing 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

t‘ien;igr-! o_r Other items in

Taxable pension the nature of Annual Long term Fixed Variable

Salary penefits allowance rel_nuneration' Incentiva;’ - incentives® VT‘orthW[eg'luner?tion remur{araﬁtiorn

2_623 2023 2023 2023 2023 2023 2022 2023 2023

Frecutive Directors £000 £0CO £000  £000 _ _ fooo £000  E000 £060 £000
Simon Carter 750 20 13 13 698 142 1,736 896 840
Bhavesh Mistry 490 20 74 555 466 62 1,666 585 1,07

. £543.144 gf tha amount shawn For Bhavesh rolates to the partial vesting of a joining award of British Land shares made to hum on 18 July 2021 to replace g
pro-existing PSP award granted by Tesco plc in 2013 that lapsed upon him joiming the Company 1t is regarded as varaole pay far the purpesas of this table,
OFf the 124,948 shares that were awarded, 107,705 shares (equivalent to B6.2% of the award) vested at 304p per share on 20 Junc 2022 Tne remaining balance
0f 17,243 shares lapsed. The performance candition outcome of 86 2% 15 reparted on page 78 of the 2022 Tesco plc Annua! Report under the heading 2019 PSP .
Outturn (auditedy.

. Estimated outcomes. 20235 Annual Incentive outcomes are subject to the publication of final MSO results.
istimated outcomes based on the Volume Weighted Average Price of 425 81p in respoct tne last quarter of the year ended 31 Maren 2023, 2025 Long Term
Incentive cutcomes are subject to confirmation of final vesting levels in June 2023, The amount shown for Bhavesn Mistry relates to a joining grant that was made
to him to replace pra-existing awards from hus previous employer that tapsed upon mim joiming the Company. Attached to the grant arg the same performance
conditigas that apply to the LTIRP grant madc to British Land Fixecutive Directors on 22 June 2020, as detaded on page 151

[N

Oetads of alf the Joining awards that were made to Bnavesh on 19 July 2021 can be found on page 146 of tne 2022 Annual Report

Pension or  Oth sin

Taxable pension the nature of Annual lLong worm Fixed Variable

o Sary benefils al'owanee remunaratan’ B lngcrnt\yf.-sf ncentiva o Taotal remunerat; remuneraton
o 2022 2622 2022 2022 2022 ) 2022 2022

£00Q £000 £000 __fo00 €000 . Eo0C . Eooc o _ fuoo

§imon Carter 20 13 n 1.026 [¢] 1,919 3093 1,026
Bhavesh Mistry' 14 52 1,292 469 o] 2172 415 1,757

. Bhavesh Mistry was appointea as a Director on 19 July 2021 Amounts paid are time apportioned accordingly.

£1,288.G044 of the amount paid to Bhavesh Mistry ropresents awards made to Bhavesh under the Comeany's L ong Term incenbive Plan to replace pre-existing awaras
from his previcus cmployer $1at lapsed whan he left to join the Company.

Confirmed cutcomes. Actual Annual Incentive and Lang Term Incentive outcormes are confirmed after puplication of the Annual Report pach yoar. Forecast estimated
figures were publishad m the 2022 Report: the actual outcomes, whicn werg unchanged from the estimated figures, ace reflected in the tabile above.

o o=

™

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 £3125.

Other tems in the nature of remuneration

Other itams in the nature of remuneration include: life assurance, permanent health insurance, annual medical check-ups,
professional subscriptions and the value of shares awarded under the all-employee Share Incentive Plan (comprising a free
share award of £3,600 and matching share awards during the year of £3,600 for both Directors).

Pensions
Simon Carter is a member of the 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 Defined Benefit Pension Scheme in respect of his employment with British Land earlier in his career. The table below details the
defined benefit pensions accrued at 31 March 2023. Bhavesh Mistry does not participate in any British Land pension plan. Instead he
receives a cash allowance in ileu of pension to make his own arrangements for ratirement.

" Denhined benetit Narmal

pension accruad at rotirerront

31 March 2023 age

Exzcutive Director £000 yCars
Simon Carter 43 &0

There are no additional benefits that will become receivable by a Director in the event that a Director retires early.
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DIRECTOR’S REMUNERATION REPORT continued

Annual Incentives FY23 (audited) -

The level of Annual Incentive award is determined by the Committee based on British Land’s performance and Executive
Directors’ performance against quantitative and strategic targets during the year. For the year ended 31 March 2023

the Committee’s assessment and cutcomaes against these criteria (before exercising any discretion) are set out below,
Quantitative measures are a direct assassment of the Company’s financial performance and in the very long term business
we operate are a raflection of many of the decisions taken in prier years, The delivery of strategic objectives positions the
future performance of the business so payouts undar this part of the Annual Incentive Plan will not necessarily correlate with
payouts under the guantitative measures in any year. The level of bonus calculated by applying the criteria below generated
an outcome of $3% of salary for Simon Carter and 95% of salary for Bhavesh Mistry against a maximum opportunity of 150%
for both Directors.

TANCD N NG welh

Quantitative Measures Weighting

tance Final Final Rartormance achieved
In ine with 1n line with um expectations outcome  outcome  against target range
minirnum expaciations (100% Payaut) (% of max} (% of
axpectabions salary)

(0% Payout
axcept TPR ¢
17% Payout)

Net Asset Valu 20%
changes
- ) h ) obps B 128bps | - " 17% payout for
matching the MSC!
Total Property -
Return vs MSCI 20% O n.3%  17.0% Be:cr‘;‘a'k rising
Benchmark +60bps £0100% payout
for outperforming
by 125bps
Anﬁ:al Profiiitr-abiiitryir 40‘27 B N - - ) - - - - o
h - o - i B EQESm \"E230r:|:\v - £239-n_'\ - - ‘-C)%rgayoutrgr o !
meeting a threshold I
Underlying Profit 30% | i 0% 45%  |eval rising to !
[ J J £264m 100% payout :
o - - “E125m  Ela5m £175m - N 0% payout for
Development Profit 10% Q 0% 0% meetlr}g a threshold
-£319m lavel rising to
L 1 ‘ 108% payout
Environmental 20%
Measures
o - i B I 86 BT 90 N 0% paggut for
Global Rea! Estata mee“hq & thresholid
ESG Benchmark 10% 0% oy |evelrsingtoino0%
(GRESB) payout for at
85 least matching
a stretch lavel
o B - T ° % 4% 45% " O%payoutfor
meeting a threshold '
EPC Rating 10% 10% 5% SVE! rising to100%
payout for at
45% least matching
a stretfch level
Sub-total " Bo% - - N N T T s13% 77.0% - \

* The above ghart is an estimate of the 2023 TPR autcames which will depend on performance against MSCI figures that will only become available
aftar tha finalisation of this Report and as such. represant an estimate of the final figures The final performance wili be reported within the 2024
Annual Report
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Simon Carter

Moag_ ro

Active ca'pifai'
recycling

Realising

the value
opportunities
in Retail

Realising the

potential of
campuses

Pragressing
value accretive
development

Building our
expaosure in
urbian logistics

De']'.v-c-e-ri-l-'\“g_- our
residential
sirategy
Deliver our
place based
approach
People &
Sustainability

We ghting

3.0%

2.0%

3.0%

3.0%

3.0%

20%

10%

3.0%

Invested £33m in innovaﬁ'ahﬂassets and continue to

_-C_orgl-p-leted on Eii%;?d;b-an Eogi'stiicgréis’s?et'purchéées.

£17m of Office sa\es'éich'anged po-st--ye"ar end.

Steady planning progress made on Euston Tower
develapment; public eonsultation commenced.

G;o-d brogress on R’e"tail E’ark purchases:iEréfi'm purchasﬂes
with a further £54m completed post year end.

make progress on longer term master pian opportunities.
Re-positionad towards innovation occupiers at Regents Place
and Canada Water; lab space being enabled at Regents Plage
and under offer to an attordable workspace operator.
Madular labs at Capada Water due to PCin Q1 FY24.

-Eie._:sc;lJtFén-to grant piannmg échievéd or; V(/rgst"One,
1 Appold, Ealing 10-40 The Broadway and 5KS Logistics.

Achieved pre-let at Norton Felgate, with 103k - 127k sq ft
exchanged with Reed Smith, and good engagement with
potential cccuplers at 2FA.

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 Aldgate and Canada
Water; good progress on forward sale of Aldgate and CW
residential sales in line with underwriting.

On track to déli}ér two initiatives with plans developed and

reviewed with asset managers at appropriate assets

DE&! action plans underway. Joint Gender & Ethnicity pay
gap report produced and published.

Engagement survey completed with a group engagemant
score of 78%

Outcore

Tne 8ritsh | and Company MLC C0621920

% award

0.7%

5%

1.5%

17%

1.0%

C.7%

20%

7%

Final Final
outcome autcome
(% of max) (% of salary)
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DIRECTOR’'S REMUNERATION REPORT continuved

Measure

ActTve Cap"i;al - SQS/Q

Recycling

Realising

the value
opportunities
in Retail

Realising the
potential of
our campuses
Delivering
operational

efficiency and
effectiveness

Dehverbur
place based
approach

P’e_opyle &.....
Sustainability

W;ghtwng N

Clear investor narrative deveioped identifying key drivers of
return, both near and long term. Good investor engagement
with positive feedback on operational delivery, strength of
balance sheeat and hquidity.

Maintained refinancing date of > 2 years with no regquirement
tc refinance until 2026.

year target of £35m. Storey cccupancy of 93% and renewals
of 76%.

Delivered improverﬁents inisystemrs, technology, and
processes. Detailed Technology strategy work underway,
with year one milestones initiated and prograssing to plan.

8L Connect delivered at 100LPS with work underway at
Portman Cluster. All campus apps live following launch at
Regents Place.

New business plan process in place and operating as BAU.
Data & Raporting use cases, financial processes and
risk mapping.

“On track to deliver two initiatives with plans develeped and

reviewed with asset managers at appropriate assets.

gap report produced and published.

Engagement survey completed with a group engagement
score of 78%

Qutcome

o Final

% award
outcomae
(% of max)
27% o
3.0%
20%
17%
12.1%
0.7%
20%

Tne British Land Company PILLC 00621920

Final
outcome
(% of salary)

18.0%

Total Bavout

Simon?:a?terﬂr

g\aveshiﬁisiry

Final outcome
(% of max}

2%

63.4%

Fih;;mtcom:
(% of salary)
93.2%

95.0%
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One third of the annual bonus (after tox has been paid) is used to purchase shares which are then held for three years by the
Executive Director.

2022 comparative: In June 2022, the Committee confirmed that the outperformance of TPR compared to the MSCI benchmark was
+270bps, which represents a marginal improvement from an estimated +240bps within the 2022 Annual Report. The reported figure
of +240hps already exceeded the maximum performance range and therefore there were nc impacts on the amounts paid to Directors.

Long term incentives (audited)

The informatinn in tho lang term incenlives columa in the single total 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 foracasts of the 2023 long term incentive outcomes. The actual cutcomes will only become
available after the finalisation of this Report.

Long Term Incentive Plan (audited)

The awards granted to Executive Directors on 22 June 2020, and which will vest on 22 June 2023, were subject to three
performance conditions over the three-year period to 31 March 2023, Bhavash Mistry was granted LTIP shares upon joining
British Land to replace pre-existing awards granted by previcus 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 Bhavesh on 19 July 2021 and
is subjact tn the same performance Londitions as the 2020 LTIP grant made to Executive Directors of British Land as detailed
below. The award will vest on 3 July 2023,

The first condition (40% of the award) measured British Land's Total! Property Returns (TPR) relative to the funds in the
sactor weighted MSCI Annua! 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 expected ta 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 /s also 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 resuits have been published by MSCI and all the companies within the comparator group
respectively. The actual percentage vesting will be confirmed by the Committee in due course and details confirmed in the 2024
Remuneration Report. Korn Ferry has confirmed that 11% out of the 20% of the award assessed against the TSR of the Property
companies index will vest as British Land’s TSR performance of -8.8% cutperformed 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 1% of maximum.

Increase in value as a
result of share price

Nurmber of Estimated valuc of “stimated dividend movement between

Serformanca performance shares award on vesting equivalent value grant and vesting

Executive Directar shares or options awarded . FO0O _EQOO £000
simon Carter Shares 272,812 1z8 15 4
Bhavesh Mistry Shares 121,787 57 5 0

2022 comparative: As set out in the 2022 Annual Report, the 2019 LTIP awards lapsed in full on 25 July 2022 as expacted.

Share scheme interests awarded during the year (audited)
The total face value of LTiP awards made to Executive Directors for the year ended 31 March 2023 was equivalent to 250% of
basic salary at grant.

The share price used to determine the face value of performance 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 Remunearation Policy approved by shareholders in July 2022 and summarised on the next page.

Performance shares

Percentage vest'ng on

“urmber of End of achievement of minimum

performance Face value parformance performance threshold

E,f‘EE”,,[,"‘f E}]rcctor . Grant date shares granted o EOOO o _;?f\n_oc_i_ vestng d,"f‘_’; . L %
Simon Carter - 19/07,{227 S 4mazzr o 1.875 31/03/25 19/07/25 - 20%
Bhavesh Mistry 18/07/22 268,599 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 parformance thresheld is achiaved. Performance below the minimum threshold will result in the relevant proportion
of the L.TIP award lapsing. 100% of the proportion of each eiement of award attached to each measure will vest if British
Land's performance reaches the stretch level. Thase stretch levels are: rolative TPR performance against the MSC) March
Annua!l Universe Benchmark of +1.00% pa (25% weighting); absolute TAR of 10.00% pa (50% weighting); 30% reduction

in Operationatl Carbon Intensity {12.5% weighting); and 14% reduction in Operational Energy (12.5% weighting). TAR will be
measured on the basis of a three year average over the performance period. TPR will be measured on a straight line basis
between the index and stretch performance. Bothn 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

Number of ’ N Sul';lc-ct".o
periormance Optionh price Fage vaiue performance Date becames
fEa_t_?_c-ut_w_j_/e__r_)__wmc_tEr . g:ant_:_jatc__ _s__%_\af_c_s gn_r__a}ntgg .. . _pence __atgrant £500 measures  exaércisable Exﬁmc:sﬁab\cﬁmt!
simon Carter S T Ejuerez T T apzs T T A B No 01/09/25  28/02/26
Bhavesh Mistry 22/Q06/22 4,275 421 18 No 01/09/25 28/02/26

1. The optian orice of 4210 reorosents @ 20% discount to the three day Voluma Weaighted Average Price betwaen 24 and 26 May 2022

Payments to past Directors & payments for loss of office (audited)
There were no payments to past Directors or payments to Directors for loss of office during the year ended 31 March 2023.

Directors’ shareholdings and share interests (audited)

The table below shows the Directars’ shareholdings, including shares held by connected persons, as at year end or, if earlier,
the date of retirement from the Board.

Although there are no sharehaolding guidalines for Nan-Executive Directors, they are each encouraged to hold shares in British
Land. The Company facilitates this by offering Non-Cxecutive Directors the ability to purchase shares quarterly using their
post-tax fees. During the year ended 31 March 2023, Mark Aedy, Irvinder Goodhew and Tim Score have each received shares

Gurstancing schorra meorort ax ol AP 2023 Shores g
Unvesteg

Urnvosted share share plan Total shares
plan awards awards (not Unvested subject to Total of all share
(subectto subjoct 1o share plan outstanding plan awards and
performance pearformance opT.on share plan As at ! april As at 31 March shareholdings as
Prector . L L o measuwresy  measwres)  awards o swards 2022 2025 at 3] March 2023
Simon Carter ) . _kogises - 3238 4275 1,089,112 227728 263,205 1,332,315
Bhavesh Mistry . B29,331 83659 4,275 77,265 - 78007 164,288 = 881,553
Tim Scare (Chairy L S o o .. . 100526 124,283 124,283
Mark Aedy’ L e e ... L2020 9491 2400
Lynn Gladden o L o . _ _ . 8339 18,339 18,339
irvinder Goodhew” o S e e o .Lo.9046 0 2487 0 487
Alastair Hughes - U -2 N £ T A N (L 1A
Nicholas Macpherson™ . 5600 5800 5600
Preben Prebensen A I I . . 20000 20,000 20,000
taura Wade-Gery e .. ... 2585 9,585 8585
Loraine Woodhouse 8760 12,123 12,123

1 Tre sharehaldings for Mark Acdy and Ievincer Gosdnew as at | April 2022 have been restated fro= the 2022 Annual Renort. The ameounts shown on vago 147 of
tng 2022 Annual Repart unger 'as at 31 Marcn 2022 incor-ectly inciuged 1,918 shares for I'vinder Goodhew and 1,544 shares for Mark Aeay that were allotted to
the Directors an B Apal 2022 in full satisfaction of thaic rasocctive NED Fres

2. Micholas Macpnersen retireo from tne Boara on 12 July 2022, The hgure of 5600 snares was his shareholcing at tnat date

Acquisitions of ordinary shares after the year end
tn addition, on § April 2023, the following Non-Executive Directors were allotted shares at & price of 385.85 pence per share in
full or part satisfaction of their fees:

Non-Executive Director Shares alfotted

TimScore . _ . __ _._._ _. .. ._.. .. &40
Irvinder Goodhew S o . o o ... . 358
Mark Aedy 2,241
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The Cxeculive Directors have purchased or been granted the following fully paid ordinary British Land shares under the terms
of the partnership, matching and dividend elements of the Share Incentive Plan:

I:J\.I,Jrzit-\cagef Rartnership Matching D wideng

[_mcutwca\mmor 7 7 o L or award P__urc_l_'_msc:prlce Vshgrea sharos . "shares

Simon Carter 14/04/23 39317p 38 76 -
. 15/05/23  371.70p a8z

Bhavesh Mistry " i4/04/23 383170 58 7% -
15/05/23 371.70p 41 82

Other than as set out above, there have been no further changes from 31 March 2023 up to the date this Annual Report was
approved by the Board on 16 May 2023,

Shareholding guidelines

The shareholding guidelines (as a percentage of salary) for Executive Directors are 200% for the Chief Financial Officer and
225% for the Chief Executive tn addition, Executive Directors are required to retain shares equal to the level of this guideline
{or if they have not reached the guideling, the shares that count at that time) for the twoe years following their departure.
There is no set timescale for Executive Directors to reach the prescribed guideline but they are expected to retain net shares
received on the vesting of long term incentive awards until the target is achieved. Shares that count towards the holding
guideline are those which ara unfettered and beneficially owned by the Executive Directors and their connected persons,
conditional Share Incentive Plan shares and all vested awards count towards the requirement on a net of tax basis. Any

LTIP performance shares or share options do not count.

The guideline share'hofdings for the year ending 31 March 2023 are shown below based on the Volume Weightad Average
Price for 21 March 2023 of 387 .8p:

Holding counting % of Salary

Gudalineg as towara gurdelines  Heid (Based on

porcentage of Guidelng at  31March 2023

Execillve Darocter o o . bosesalary holding 3 March 2023 sharcholdingy
simon Carter L e ... . 225% 435147 263,203 136%
Bhavesh Mistry Z200% 252,708 164,288 130%

Unvested share awards (subject to performance) o R o ) ~
T T T Mumber Sub‘cct [4s] End of
outstanaing at porformance perfermance

Execuliye Director o o ~ Dateofgrant 351 March 2025 measures period - Vestng date
Simon Carter  LTIP performance shares 22/06/20 272,812 Yes  31/03/23 22/06/23
LTIP performance shares 22/06/21 377,666 Yes  31/03/24 22/06/24

LTIP performance shares 19/07/22 411,121 Yes 31/03/25 19/07/25

Bhavesh Mistry LTIP performance sharas 19/07/21 121,787 Yes 31/03/23% 03/07/23
LTIP performance shares 02/08/21 238,945 Yes 31/03/24 02/08/24

LTIP performance shares 19/07/22 268,599 Yes 31/03/25 19/07/25

Unvested share awards (not subject to performance) o o ) o

’ - - - - T - Numhbor Subject o
outstanding at performance

Executive Director o o Date of grant 31 March 2023~ measuros vesting date
Bhavesh Mistry LTIP performance shares 19/07/21 44,273 No 29/05/23
LTiP performance shares 19/07/ 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) o o ) o o

S T Number Subject to End of
outsianding at Optien price performance parformance Date becomes

Execuiive Crrecter . . Dbate of grant 31 March 2025 pence measures period __f_xa__rcws.sblo Fxarcisable untl
Simon Carter Sharesave options 22/08/22 4,275 421 No N/A 01/09/25 28/02/26
Bhavesh Mistry Sharesave aptions 22/06/22 4,275 a2 No N/ A 01/09/25 28/02/26

On 2 March 2023, 4,137 optians granted to Simon Carter on 18 June 2019 under the Company’'s SAYE share scheme lapsed
in full.
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Other disclosures

Relative importance of spend on pay

The graph below shows the amount spent on the remuneration for all employees (including Executive Directors) relalive

to the amount spent on distributions to shareholders for the years to 31 March 2023 and 31 March 2022, Remuneration of
employees increased by 5.1% relative to the prior year. This is largely attributable to improved company performance resulting
in larger bonus payments across the business. Distributions paid to sharehalders during the year increased by 37% relative to
the prior year. This increase is a result of the delayed impact of the Cempany paying full dividends in 2022/23, compared with
the prior year whereby the effects of the Covid-18 pandemic had a material impact on the level of dividends that were paid.

Total sharehoider return and Chief Executive’s remuneration

The graph below shows British Land’s total shareholder return for the 10 years from 1 Aprit 2013 to 31 March 2023 against
that of the FTSE Ali-Share Real Estate Investment Trusts (REIT) Total Return {ndex for the same period. The graph shows
now the total return on 2 £100 investment in the Company made on 1 April 2013 would have changed over the 10-year period,
compared with the total return on a £100 investment in the FTSE All-Share REIT Total Return Index. This index has been
selected as a suitable comparator because it is the index in which British Land's shares are classified.

The table below sets out the total remuneration of the Chief Executive over the same period as the Total Shareholder
Return graph.

The Annual Incentive awards against maximum cpportunity and LTIP vesting percentages represent the year end awards and
forecast vesting outcome far the Chief Executive. The quantum of Annual Incentive awards granted each year and long term
incentive vesting rates are given as a percentage of the maximum opportunity available.

Chris Chrs Chns Ch;s Chrs Chns .Chr 5 Simon Siman
Chef Exooutive N . = . Grgg  Gngg Grgg Grigg  Grgg  Grgg  Ongg  CEO  Carter Carter
Chief Executive’s single tota! figure of remuneration
(EQ00) B i . B 5388 6551 3,623 1938 2,279 1653 1534 1644 1919 1,736
Annual Incentive awards against maximum
opportunity (%) 90 96 &7 33 &3 38 28 53 9t 62%
Long term incentive awards vesting rate against
maximum opportunity (%) ag a3 54 15 16 Q C Q Q 1%

1. The amount shown for the 2020/202) year s a blended figure, representing the remuncration paid to Chris Grigg and Simon Carter for the respective penods that
tnoy served as CEQ,

2. Confirmed outcom™a.

3. Estimated outcome
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Total shareholder return

The graph below shows British Land’s total shareholdear return for the 10 years to 31 March 2023, which assumes that £100 was
invested on 1 April 2013. The Cormpany 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

CEOQ pay ratio

The 2022/23 CED pay ratio, prepared in line with Method A of the reporting regulations, is set out below, along with historic
data. In ne with the method used last year, this methoed is considered to be the most comparable approach to the Single
Figure calculation used for the CEQ The pay data is based on employees as at 31 March 2023 and has been analysed on a
full-time equivalent basis, with pay for individuals working part-time increased pro-rata to the hours worked. Employees on
maternity/paternity leave have been included in the analysis.

The table below shows the moverment in median ratio since 2019/20. The median ratio has decreased in 2022/23 due to the
jower bonus payout for the CEO and an increase in the total pay figure for the median employee which is driven by higher
variable pay. The median ratio is considered to be consistent with the pay and progression policies within British Land as the
remuneration policy for the CEQ is set based on the same principles as the policy for the wider employee population. As such,
salaries for all employees are set to reflect the scope and responsibiiities of their rele and take into account pay levels in

the external market. The majority of staff are also eligible to receive a bonus, and whilst variable pay represents a larger
proportion of the CEQ’s package, in all cases, 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.

CF:O pay rat_\u o 2‘019/20 . i 2702:517}_- o 2023/22 _29_2;_2/23_
Method L S e A A A 7. 75
CEO single figurs (F00Q) e 1534 1644 1,919 1,736
Upper quartil 343 16:1 e 151

Median S 231 261 221
Lower quartile 331 351 381 331

1 The 2028/21 single total figure of remuncration represants a blended amount calculated by roference to the amounts paid to Chris Grnigg and $imon Cartar for the
respective perieds that tney served as Chief Executive during the year

The salary and total pay for the individuals identified at the L.ower quartile, Median and Upper Quartile positions in 2022/23
are set out over the page. Having reviewed the pay levels of these individuals it is felt that these are representative of the
structure and quantum of pay at these points in the distribution of employees’ pay.
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- L B - - Sa!rajryr
Upper guartile ~ . . L e . — o 77,595
Median e L .. 65000
Lower quartile T ) . i 40,076

Directors’ remuneration compared to remuneration of British Land employees

The table below shows the percentage changes in different elements of the Directors’ remuneration refative to the previous
financial year and the average percentage changes in thase elements of remuneration for employees of the listed parent
company The British Land Company PLC. An explanation of the changes between 2022 and 2023 is provided below, with
the explanation of changes in prior periods available in the relevant Annual Report and Accounts

- CEC: simon did not raceive a salary increase between 2022 and 2023, nor since his promotion ta CEQ in November 2020,
The annual bonus for Simon Carter decreased batween 2022 and 2023 mirroring corporate performance over this period
and the reduction in taxable benefits is driven by a reduction in the company’s private medical insurance premium,

- Other Directors: The fees receivable by the Non-Executive Directors did not change between 2022 and 2023 as the rates
and responsibilitias remained the same across the period with the exception of Irvinder Goodhew who was appointed to
the Remuneration Committee during the vear and stepped down from the ESG Committee. Taxable benefits relate to
transport and accommedation which increased in the year ended 31 March 2023 compared with the prior year due to
a reduced level of overnight stays during the tail end of Covid-19.

- Employee average: The increase in employee salaries was due to inflationary and promotional increases during the year.
The reducticon in the average employee annual bonuses is as a result of lower performance cutcomaes in 2023 compared
to 2022, although this was slightly mitigated by salary increases during the year, of which bonuses are a multiple. The
reduction in benefits is largely driven by changes in employee choices of benefits.

-~ Methodology: Bhavesh Mistry and Mark Aedy are not included in the table below as they were appointed during the
year ended 31 March 2022 and therefore do not have two full years’ warth of fees to compare. They have not received
an increase in salary or fees during the period beyond those attributable to changes in Committee responsibilities for
Non-Executive Directors. Bhavesh's pay arrangements are unchanged over the relevant periods (from his appointment
on 19 July 2021 until 31 March 2023}

" mase “Annuat” Rase o Annuar Base " Annual

salary/fees Benefits bonus salary/fees Bencfits bonus salary/fecs Benef ts Bonus

% change % change % change %change_w %changc 7777777 %c_hangc ’/nche!ngc 7’/3 char\ge "/f’"c"‘a"‘%?

) 0% 2% -32% 35% N7% nfa nfa  n/a

B o% " 0%  n/fa 7% 0% nfa  20% 0% n/a

______ _ 0% _98%  n/a 7% na 8% 0% n/a
________ 3% nfa nfa n/a_ . na o/ na  __n/a
) ) 0% nfa n/a 9% n/a 3% 0% _ “n/a
T Texn n/a n/a 2% onfa 2% 0% n/a
o 0% 777777 n/a ) n/a i 13% n/a 0% 0% _ n/a
0% n/a n/a nfa  nfa nfa n/a n/a n/a

Average employees s 7w 7% 6% 50% 2% 1% 84%

The Committee reviews, takes advice and seeks information from both its independent adviser and the Human Resources
dapartment on pay relatively within the wider market and the Company throughout the year. The CEQ pay ratio, ethnicity and
gender pay ratio help to infarm the Committee inits assessment of whether the level and structure of pay within the Company
Is appropriate. The Committee is satisfied with the current Policy and feels the opportunity and alignment are appropriate at
the current time.
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Non-Executive Directers’ remuneration (audited)
The table telow shows the fees paid to our Non-Executive Directors for the years ended 31 March 2023 and 31 March 2022:

Fees o Taxab\g bc:ﬁ_e.":t_s‘ . Tota:

2023 2022 2023 2022 2023 2022
Thar and Mon-Exeeutve Drectors £000  £OOD £000 £000 £000 £000
Tim Score (Chairy 375 375 o o0 375 375
Mark Aady . h 69 39 o 0 69 39
Lynn Gladden 77 Z? 7 4 2 ’ 81 79
lrvinder Goodhew 77 75 0 o 77 75
Alastair Hughes ) 96 96 o 0 96 96
Nichotas Macpherson® ) 20 72 o 0 20 72
Preben Prebensen - 95 95 o o 95 95
Laura Wade-Gery o 97 o7 1o =8 97
Loraine Woodhouse 92 92 1 < 93 92
1. Feas inclyds the pasic fee of £64,000 paid to cach Non-Executiva Dircctor as well as Committac membership and Chair roles. with exception of tne Chair,
2 Taxablc benefits include the expenses InGurred py Non-Fxacntiva Diroctors The Company pruoviiies Uig lax gross up on these benealits and the figures shown

above are the grossed up values Theee 1s no variakle giement to the Non-Executive Diractors’ foes
3. Nicholas Maecpherson stepped down from the Beard 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 Commitiee meetings, are set out in the
table balow:
I T - Date of appontment S o

Director Pas-tion {to the Commiitee) el e Attendance
Laura Wade-Gery ) _7 "ﬁ“ " Chair ’ 7_- ) 7_ 13 May 2015 o o _6/6
LLynn Q_té-dden ___ Member ) . o 6/6
Irvinder Goodhew _ Mamber ] ) Novembe 77 o _6/6
Preben Prebensan “Member 1 September 2017 6/6

During the year ended 31 March 2023, Committee meetings were also part attended by Tim Score (Chair), Simon Carter
{Chief Executive Officer), Bhavesh Mistry {Chief Financial Officer), Brona McKeown (HR Director, General Counsel and
Company Secretary), Kelly Barry (Reward Director) and Gavin Bergin (Head of Secretariat) other than for any item relating
to their own remuneration. A representative from Korn Ferry also routinely attends Committee meetings.

The Committee Chair holds regular meetings with the Chair, Chief Executive and HRD, GC and Company Secretary to discuss
all aspects of remuneration within British Land. She also meets the Committee’'s independent remuneration advisers, Korn
Ferry, prior to each substantive meeting to discuss matters of governance, Remuneration Policy and any concerns they

may have,

How the Committee discharged its responsibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year and are set out in full in its terms
of referance which can be found on the Company’s website britishland.com/committees. The Committee's key areas of
responsibitity are:

- developing the performance conditions relating to the Company's 2030 Sustainability Strategy within the approved 2022
Directors’ Remuneration Policy, in respect of which the Committee received in-depth technical briefings from subject
matter experts from the business;

- reviewing the Remuneration Policy and strategy for members of the Executive Committee and other members of exacutive
management, whilst having regard to pay and employment conditions across the Group,

- determining the total individual remuneration package of each Executive Director, Executive Committee member and other
members of management,

- menitoring performance against conditions attached to all annual and long term incentive awards to Executive Directors,
Executive Committee and other members of management and approving the vesting and payment outcomes of these
arrangements; and

- selecting, appointing and setting the terms of reference of any independent remuneration consultants.
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In addition to the Committee's key areas of responsibility, during the year ended 31 March 2023, the Committee aiso
cansidered the following matters:

- reviewing and recommeanding to the Board the Remuneration Report to be presented for shareholder approvai;

- remuneration of the Executive Directors and members of the Executive Committee including achievement of corporate
and individuai performance; and pay and Annual Incentive awards below Board-feve!;

- the extent to which perfermance measures have been meat and, where appropriate, approving the vesting of Annual
Incentive and long term incentive awards;

- granting discretionary share awards; reviewing and setting performance measures for Annual Incentive awards and
Long Term incentives; )

- reviewing the Commitiee’s terms of reference;

- feediback from the HRD, GC and Campany Secretary and Remuneration Consultants following consuitation with a
workforce panel set up to discuss Executive remuneration;

- the Committee was made aware of the results of engagement surveys and any general themes that are impacting
employees. All-empioyee communications were sent from Executive Committee members, including the CEQ, relating
to wider Company remuneration;

- considering gender and ethnicity pay gap reporting requirements; and

- receilving updates and training on corporate governance and remunearation matters fram 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 @ member of the Remuneration Consultants Group and adheres to that group’s Cade of Conduct.
The Committee assesses the advice given by its advisers Lo satisfy itself that it is objective and independent. The advisers
have private discussions with the Committes Chair at least once a year in accordance with the Code of Conduct. Fees, which
are charged on a time and materials basis, were £109,440 (excluding VAT). Korn Ferry also provided general remuneration
advice to the Company during the year.

Voting at the Annual General Meeting
The table below shows the vating outcomes of the resolutions put to shareholders regarding the Oirectors’ Remuneration

ii-;‘s.clutwo;\"i . . . o o Vota_é_{__orm _7% far Vo-t“e:iag;f\ﬁ -WTA .a-rgra-r\:-t --;"To-é‘ voz‘c‘s‘igf{ﬁl “Votes vw_thhc_ldi
Directors’ Remuneration Report (2022) 633,429,298 96.49 23,012,044 3.51 656441342 678,007
Directors’ Remuneration Policy (2022} 631,747,807 96.24 24,675,598 376 656,423,405 695,944

Service Contracts and Letters of Appointment

The letters of appcintment of Non-Executive Directors are subject to renewa! 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 Annual General Meeting.

Executive Director Service Contracts
All Executive Directors have rolling service contracts with the Company which have notice periods of 12 months on either side.

Mormal notice per.od

Drector e o Lsggth of servite contract _ _ Date of service contract . tobe given by aither party
Simon Carter } .. . _Y2months ... 18 November 2020 - 12 months,
Bhavesh Mistry 12 months 12 July 2021 12 months

Executive Directors’ external appointments
Executive Directors may take up one non-executive directorship at another FTSE company, subiect to British Land Board
approvat The Executive Directors do not currently hold any paid external appointments.
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The unexpired terms of the Chairman’s and Non-Executive Directors’ letters of appointment are shown below:

Diractor, o s o
Tim Score (Chairman)
f’reben Prebensen (SID)
Marh Aedy

Lynn Gladden
Irvinder Goodhew
Alastair Hughes
Laura Wade-Gery
Loraine Woodhouse

Orgirat date af appc\ntmg‘gf
20 March 2014

1 September 2017
i bq_@_temoér 2U21
. 20 March 2015

1 October 2020

1 January 2018

13 May 2015
1 March 2021

sffective aate of appointmaent n

most recent letier of
Appo ntMment

Unexpired term
a%t 18 May 2023 (months)

_ 15May 2023 4
1 Segtemgreﬂr 2(320 14

| beptember;p}éi o 26
24 May 2021 14

1 October 2020 - 14

) 1January 2021 ) o 4
24 May 2021 Sz

" 1March 2021 T4

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 Asscciation or if they resign and do not offer themselves for re-election. In addition, their appointments
may be terminated by either the individual or the Company giving three months’ written notice of termination (or, for the
current Chairman, six months’ written notice of termination). Despite these terms of appointment, neither the Chair nor the
Non-Executive Directors are entitled to any compensation (other than accrued and unpaid fees and expenses for the period
up to the termination) for ioss of office save that the Chair and Non-Executive Directors may be entitled, in certain limited
circumstances, such as corporate transactions, to receive payment in lieu of their notice period where the Company has

terminated their appointment with immediate effect.

This Remuneration Report was approved by the Board on 16 May 2023,

s 445

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 encempasses the entirety of our Corporate Governance Raport from pages 106 1o 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 Transparancy Rule 4.1.8R. Infarmation that is relevant to this Report, and which is incorporated by reference

and including information reguired in accordance with the Act and or Listing Rule 3.8 4R, can be located in the following sections.

Information

Dividends -
Financial instrumeants - r\'skWmawr'\régement:&jrj'ectives ahdﬂﬂb’élricies
Viab”iry andigaﬁérconcer;ﬁ stétements R T
=M ) 7 and eme‘id;éginvolvéﬁ%éﬁt

Sustainability governance T

Governance arrangements

Long te;r:nifngentive schemes (Lri 57537.47(4))
Capitalisg_e terest (LF 9.8.4 (1N
Exposure to risks

se gas emissions, energy consumption and efficiency
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Annual General Meeting (AGM)
The 2023 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 tha resolutions being proposed, has been
circulated to shareholders and is available on our website
britishland.com/agm

Articles of Association

The Company's Articles of Association (the "Articies’) may
only be amended by special resolution at a2 general meeting
of shareholders. Subject to applicable law and the Articles,
the Directors may exearcise all powers of the Company.

N

—> The Articles are available on the Company’s website

britishland.com/governance,

Board of Directors

The names and biographical details of the Directors and
details of the Board Committees of which they are members
are set cut on pages 108 toe 111 and are incorporated into this
Report by reference. Changes to the Directors during the
year and up to the date of this Report are set out on page
107. The Company's current Articles require any new
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 ar re-election, as required, at
the AGM,

Details of the Directors’ interests in the shares of the
Company and any awards granted to the Executive Directors
under any of the Company’s all-employee or executive share
schemes are given in the Directors’ Remuneration Report on
pages 152 1o 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 replacerment of Directors is governed
by the Articles, the Code, the Act and any related legislation.
The Board may appcint any person to be a Director 50 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 rescluticon identifying the proposed person by
name ang that the Company receives written confirmation

of that person’s willingness to act as Director if he or she

has not been recommended by the Board. The Articles also
empower the Board to appoint as a Director any person who
is willing to act as such. The maximum possible number of
Directors under the Articles is 20. In addition to any power

of removal conferred by the Act, the Articles provide that the
Company may by ordinary reselution (and without the need
for any special notice) remove any Director from office. The
Articles also set out the circumstances in which a person shail
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
natice of annual general meeting. A Director who retires at
an annual general meeting shatl be eligible for reappointment
by the shareholders,

Directors’ interests in contracts and conflicts
of interest

No contract existed during the year in relation to the Company's
business in which any Oirector was materially interested.

The Company's procedures for managing conflicts of interest
by the Directors are set out on page 115. Provisions are also
contained in the Articles which allow the Directors to
authorise potential conflicts of interest.



Directors’ liability insurance and indemnity
The Company maintains Directors’ and Officers’ liability
insurance cover in respect of any potential legal action
brought against its Directors.

‘Qualifying third party indemnity’ provisions (as defined

by Section 234 of the Companies Act 2006) were in force
during the course of the year ended 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 sprak at general meetings
of the Company and to appoint one or more proxies or, if
the holder of shares is a corperation, one or mere 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 cne vote for every share for which they are a holder.
There are no restrictions on voting rights or the transfer

of shares except in refation to Real Estate investment

Trust restrictions.

The Directors were granted authority at the 2022 AGM

to allot relevant securities up to a nominal amount of
£77,237.612 as well as an additional authority to allot shares
to the same value again for a rights issue. This authority will
apply until the conclusion of the 2023 AGM or the close of
business on 28 September 2023, whichever is the sooner. At
this year’s AGM, shareholders will be asked to renew the
authority to allot relevant securities.

At the 2022 AGM a special resolution was also passed to
permit the Directors to allot shares for cash on a non-pre-
emptive basis both in connection with a rights issue or similar
pre-emptive issue and, otherwise than in connection with any
such issuz, up to a maximum nominal amount of £11,585.641
A further special resolution was passed to permit the
Directors to allot shares for cash on a non-pre-emptive basis
up to the same amount for use only in connection with an
acquisition or a specified capital investment. At this year’'s
AGM, shareholders will be asked to renew such powers.

At the 2022 AGM a special resolution was passed 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 continuad to held 11,268,245 ordinary shares

in treasury during the whole of the year ended 31 March 2023
and to the date of this Report.

7\ Further details relating to share capital, including
movements during the year, are set out in Note 20
to the financial statements on pages 220 to 222,
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Rights under an employee share scheme
Employee Benefit Trusts (EBTs) operate in connection

with some of the Company’s employee share pians. The
trustees of the EBTs may exarcise 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 employes share plan

Waiver of dividends

Blest Limited and Equiniti Share Plan Trustees Limited act as
trustees (Trustees) of the Companies discretionary Employee
Share Trust (EST)Y and Share Incentive Plan respectively. The
EST holds and, from time to time, purchases British Land
ardinary shares in the market, for the benefit of employees,
including to satisfy ocutstanding awards under the Company's
various executive employee share plans. Dividend waivears
are in place from the Trustees in respect of ali dividends
payable by the Company on shares which they hold in trust.

Substantial interests

All notifications made to British Land under the Disclosure and
Transparency Rules (DTR 5) are published on a Regulatory
Information Service and made available on the Investors
section of our website.

As at 31 March 2023, the Company had been notified of the
intarests noted below in its ordinary shares in accordance
with DTR 5. FThe information provided is correct at the
date of notification.

interests in Percentage ho'ding

. ordinary shares  _ disc'osed %
BlackRock, Inc. ) M,7286,660 12.04
Morges Bank 72,963,230 7.87
APG Asset Management N.V. 55,244,122 586
Invesco Ltd. 45871686 4.95
Brookfield Asset
Management Inc. 29,409,577 317

Sinca the year end, and up to 16 May 2023, the Company had
been notifled of the following interests in its ordinary shares
in accordance with DTR 5. The information provided is
correct at the date of notification:

’ V B o o "in:;rests Hal P(;rcc;;\tégé hirr)|dl;|g
ord:nary shares disclosed %

BlackRock, Inc. 115,899,477 1248
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DIRECTORS’ REPORT AND ADDITIONAL DISCLOSURES continued

Change of control

The Group's unsecured borrowing arrangements

inciude provisions that may enable each of the lenders

or bondholders to request repayment or have a put at

par within a certain period following a change of controi of
the Company. In the case of the Sterling bond this arises if
the change of control also results in a rating downgrade to
below investment grade. Further detalis on our unsecured

borrowing arrangements can be found on page 45,

There are no agreements between the Company and its
Executive Directors or employees praviding for compensation
for loss of office or employrent that occurs specifically
beacause of a takeover, merger or amalgamation with the
exception of provisions in the Company’s share plans which
could result in options and awards vesting or becoming
exercisablie on a change of control. All appeintment letters
for Non-Executive Directors will, as they are renewed,
contain a provision that allows payment of their notice
period in certain limited circumstances, such as corporate
transactions, where the Company has terminated their
appointment with immediate effect.

Paymaeants policy

We recognise the importance of good suppler 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

™. Details of subsequent events, if any, can be found in Note
26 on page 225.

Palitical donations and expenditure
The Company and its subsidiaries did not make any political

donations or incur any expenditure during the year ended
31 March 2023 (nil).

Inclusive culture

British Land employees are committed to promoting an
inclusive, positive and cellaborative culture. Our 2030
Diversity, Equality & Inclusion Strategy sets out our
commitments and goals to make British Land the most
inclusive organisation it can be. We treat everyone equally
irrespective of age, sex, sexual origntation, race, colour,
nationality, ethnic origin, religion, religious or other
philosophical belief, disability, gender identity, gender
reassignment, marital or ¢ivil partner status, or pregnancy
or maternity. As stated in cour Equal Cpportunities Policy,
British Land treats ‘all colleagues and job applicants with
eguality. We do not discriminate against job applicants,
employees, warkers or contractors because of any protected
characteristic. This applies to all opportunities provided by
the Company Including, but not limited to, job applications,
recruitment and interviews, training and development, role
enrichment, conditions of work, salary and performance
review'. The Company ensures that our policies are
accessible to all employees, making reasonable
adjustment when required
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Through its policies and more specifically the Equal
Oppartunities, Disability and Workplace Adjustment and
Recruitment policies, the Company ensures that entry into,
and progression within, the Company is based solely on
personal ability and competence to meet set job ¢riteria.
Shoutd an employee, worker or contractor become disabled
in the course of their employment/engagement, the Company
aims to ensure that reasonable steps are taken to accommodate
their disability by making reasonable adjustments to their
existing employment/engagement.

Community investment

Qur financial community investment during the year totalled
£2.2m (for the year ended 31 March 2022: £1,813,909) Of this,
£1.5m came from the Social impact Fund which is managed
by the Social Impact Committee and overseen by the

ESG Committee.

The Company also supports employee fundraising and
payroll giving which are included in the figures above.
For the year ended 31 March 2023 this covered:

- 50% uplift of British Land staff payroll giving contributions
{capped at £5,000 per person and £50,000 per annum for
the whole organisation); and

- A staff matched funding pladge. matching money raised
for community organisations by British Land staff up to
£500 per person per year.

Our community investment is guided by our Local
Charter, working with local partners to make a lasting
positive difference:

- connecting with local communities

- supporting educationa) initiatives for local people

- supporting local training and jobs

- supporting local businesses

- contributing to local peopie’s wellbeing and enjoyment

Through our community investment and Local Charter
acbvity, we connect with communitias where we operate,
make positive local contributions, help people fulfil their
potential, help businesses grow, and promote wellbaing
and enjoyment. This all supports our strategy to create
Places People Prefer.

Auditor and disclosure of information

PwC has indicated its willingness to remain in office and, on
the recommendation of the Audit Committee, a resolution to
reappoint PwC as the Company's auditor will be proposed at
the 2023 AGM.

The Directors' Report was approved by the Board on 16 May
2023 and signed on its behalf by:

rone fulk

Brona McKeown
HR Director, General Counsel and Company Secretary

The British Land Company PLC
Company number: 621920



Directors’ Responsibilities Statement

The Directors’ Responsibilities Statement below has been
prepared in connection with the Annual Report and financial
statements for the year ended 31 March 2023, Certain parts
of the Annual Report and financial statements have not been
included in this announcement as set out in Note 1to the-
fimancial informatiaon.

The Directors are responsible for preparing the Annual
Report and the financial statements in accordance with
applicable law and regulation.

Company law requires the Directors to prepare financial
statements for each financial year. Under that law the
Directors have prepared the Group financial staterments

in accordance with UK-adopted International Accounting
Standards and the Company financial statements in
accordance with United Kingdom Generally Accepted
Accounting Practice {United Kingdorm Accounting Standards,
comprising FRS 101 “Reduced Disclosure Framework”, and
applicable law).

Under company law, Directors must not approve the financial
statements unless they are satisfied that they give a true and
fair view of the state of affairs of the Group and Company
and of the profit or loss of the Group and Company for that
period. In preparing the financial statements, the Directors
are required to:

- solect suitable accounting policies and then apply
them consistently;

- state whether applicable UK-adopted International
Accounting Standards have been followed for the Group
financial statements and United Kingdom Accounting
Standards, comprising FRS 101, have been followed
for the Company financial statements, subject to any
material departures disclosed and explained in the
financial statements;

~ make judgements and accounting estimates that are
reasonable and prudent; and

- prepare the financial statements on the going concern
basis unfess 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
reasonable accuracy at any time 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 maintenance and integrity

of the Company’s website. Legislation in the United Kingdom
governing the preparation and dissemination of financial
statements may differ from legislation in other jurisdictions.

The Batisn Lang Caompany PLC 006219320

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 position and performance,
business model and strateay.

Coch of Uk Dheclurs, whose nates and tunctions are hsted
in Carporate Governance Report on pages 108 to 111,
confirms that, to the best of their knowledge:

- the Group financial statements, which have been prepared
in accordance with UK-adopted International Accounting
Standards and IFRSs issued by |ASB, give a trug and fair
view of the assets, liabilities, financial position and protit
of the Group;

-~ the Company financial statements, which have been
prepared in accordance with United Kingdom Accounting
Standards, comprising FRS 101, give a true and fair view of
the assets, liabilities and financial positicn of the Company
and profit of the Company; and

- the Strategic Report and Directors’ Report, which
reprasent the management repcort, include a fair review of
the davelopment 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
information of which the Group’s and Company’s auditors
are unaware; and

- they have taken al! the sieps 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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INDEPENDENT AUDITORS' REPORT

Independent auditors’ report to the members of The British Land Company PLC

Report on the audit of the financial statements
Opinion
in our opinion.

~ The British Land Campany PLC's group financial statements and company financial statements {the “financial statements™
give a true and fair view of the state of the group's and of the company’s affairs as at 31 March 2023 and of the group’s loss
and the group’s cash flows for the year then ended;

- the group financial statements have been properly prepared in accordance with UK-adopted International Accounting
Standards as applied in accordance with the provisions of the Companies Act 20086;

~ 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 financlal statements, inciuded within the Annual Report and Accounts 2023 (the “Annual Report™), which
comprise: the Consclidated and Company Balance Sheets as at 31 March 2023; the Consclidated Income Statement, the
Consolidated Statement of Comprebensive Income, the Consolidated Statement of Cash Flows, and the Consolidated and
Company Statements of Changes in Equity for the year then ended,; and the notes to the financial statements, which include a
description of the significant accounting policies.

Our opinlon is consistant with our reporting to the Audit Committee.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) ("1SAs (UK}") and applicatle law. Our
responsibilities under 15As (UK) are further described in the Auditors’ responsibilities for the audit of the financial statements
saction of our report. We believe that the audit evidence we have obtained is sufficient and appropriate te provide a basis for
our opinion.

Independence The British Land Company PLC 00621320

We remained independent of the group in accordance with the ethical requirements that are relevant to our audit of the
financial staterments in the UK, which inciudes the FRC's Ethical Standard, as applicable to listed public interest entities, and
we have fulfilled aur other ethical responsibilities in accordance with these reguirements.

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC’s Ethical Standard were not
provided.

Other than those disclosed in Note 5 we have provided no non-audit services to the company or its controlled undertakings in
the period under audit,
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Gur audit approach

Cveryiow
Audit scope - We tailored the scope of our audit to ensure that we performed enough work to be able to give an
opinion on the financial statements as a whole. The group financial statements are prepared on a
consolidated basis, and the audit team carries out an audit over the consolidated group balances
in support of the group audit opinion.
- The aroup’s proporficrs are spread dLross 2 number of statulory entities with the group financiat
staternents being a consolidation of these entities, the company and the group’s joint ventures.
All work was carried cut by the group audit team with additional procedures performed on the
consolidation to ensure sufficient coverage for our opinion on the group financial statements as
a whole.
Key audit matters -~ Valuation of investment and developmaent properties, either held directly or through jaint
ventures (group).
- Recoverability of tenant debtors and incentives (group).
- Accounting for the Paddington Central partial disposal and joint venture arrangement {group).
- Taxatinn {group).
- Recoverability of investments and loans te subsidiaries and joint ventures (company).
Materiality - Qveralt group materiatity: £82.9 million (2022: £98.4 million) based on 1% of total assets.

- Specific group materiality: £€13.3 million (2022 £12.6 million), based on 5% of the group’s Underlying
Profit before tax.

- Qverall 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.C million
(2022: £66.3 mililon) (company).

The scope of our audit
As part of dasigning our audit, we determined materiality and assessad the risks of material misstatement in the
financial statements.

Key aUd.]t matters . The British Land Company PLE 00621920 . e . )
Key audit matters are those matters that, in the auditors’ professional judgement, were of most significance in the audit of the

financial statements of the current period and include the most significant assessed risks of material misstatement (whether or
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 our audit of the financial statements as a
whole, and in forming our epinion thereon, and we do not provide a separate opinion on these matters.

This is not a complete list of all risks identified by our audit.

Accounting for the Paddington Central partial disposal and jeint venture arrangement is a new key audit matter this year.
Accounting for Canada Water partial disposal and joint venture arrangement, which was a key audit matter last year, is no
longer included because of the fact that it was a transaction that occurred and was tested in the prior year. Otherwise, the key
audit matters below are consistent with last year.
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INDEPENDENT AUDITORS' REPORT continued

-Valuaﬁ-c-)n of i;_vesm;;ﬁt anaaevelgbmentw

properties, either held directiy or through
joint ventures {group)

Rafer 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 aeither directly or through joint
ventures a portfolio of property consisting
of Campuses, Retail & Fulfilment and
Developments. The total property portfolio
valuation for the group was £5,595 million
(2022 £6,944 million) and for the group’s
share of joint ventures and funds was
£32.,316 million (2022: £3,538 miliion} as at
31 March 2023, The valuations were carried
cut by third party valuers CBRE, Jones
Lang La%alle, Cushman & Wakefield and
Knright Frank (the ‘Valuers’).

The Valuers were engaged by the directors
and performed their work in accordance
with the Raovyal Institute of Chartered
Surveyors {'RICS) Valuation - Global
Standards and the requirements of IAS 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 rental income.

They apply assumptions for yields and
estimated market rent, which are
influenced by prevaliing market yields and
comparable market transactions, to arrive
at the final valuation. For developments,
the residual appraisal method is used, by
estimating the fair value of the completad
project using a capitalisation method less
estimated costs to completion and & risk
premium. The valuation of the group’s
property portfolic was identified as a key
audit matter given the valuation is
inherently subjective due to, among other
factors, the individual nature of each
property, its location and the expected
future rental streams for that particular
property.

The significance of the estimates and
judgements involved, coupled with the fact
that only @ small percentage difference in
individual property valuations, when
aggregated, could result in a material
misstatement, warranted specific audit
focus in this area.
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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 (qualifieg
chartered surveyors) te assist us in cur audit of this matter. We assessed the
Valuers' qualifications and expertise and read their terms of engagemeant with
the group to getermine whether there were any matters that might have
affected their objectivity or may have imposed scope limitations upon their
work.

wWe also considered fees and other contractua) arrangements that might exist
between the group and the Valuers. We found no evidence to suggest that the
objectivity of the Valuers was compromised. We read the vaiuation reports for
the properties and confirmed that the valuation approach for each was in
accordance with RICS Glebal Standards. We obtained details of each property
held by the group and set an expected range for yield and capital value
movement, determined by reference to published benchmarks and using our
experience and knowledge of the market. We compared the investment vields
used by the Valuers with the range of expected vields and the year on year
capital movement to our expected range.

wWe also considered the reasonableness of cther assumplions that were not so
readily comparable with published benchmarks, such as estimated rental
value. For developments vatued using the resicual valuation method, we
cbtained the development appraisals and assessed the reascnableness of the
Valuers' key assumptions. This included comparing the yield to comparable
market benchmarks, comparing the costs to complete estimates to
development plans and contracts, and considering the reasonableness of
other assumptions that are not 50 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.

Whaeare assumptions were outside the expected range or showed unexpected
movements based on cur knowledge, we undertook further investigations,
held further discussions with the Valuers and obtained evidence to support
explanations received. We also challenged the Valuers as to the extent to
which recent market transactions and expected rental values which they made
use of in deriving their valuations took into account the impact of climate
change.

The valuation commentarias provided by the Valuers and supporting
avidence, enabled us to consider the property specific factors that may have
had an impact on value, including recent comparable transactions where
appropriate.

We concluded that the assumptions used in the valuations were supportable
in light of available and comparable market evidence We performed testing
on the standing data in the group’s information systems concerning tha
valuation process. We carried out procedures, on a sample basis, to satisfy
ourselves of the accuracy of the property information supplied to the Valuers
by management. For operating properties, we agreed tenancy information to
supporting evidence on a sample basis. For developments, we confirmed that
the supporting information for construction contracts and budgets, which was
supplied to the Valuers, was also consistent with the group’s records for
example by inspecting construction contracts. For developments, capitalised
expenditure was tested on a sample basis to invoices, and budgeted costs Lo
complete compared to supporting evidence.

We agread the amounts per the valuation reports to the accounting records
and the financial statements, including the relevant note disclosures.

We considerad reasons why the market capitalisation was lower than the net
asset value of the group. We have no issues to report in respect of this work.

British Land Annual Report and Accounts 2073



Koy audt mattor

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 vatue of trade
debtors recognised within the aroun was £33 millinn

(2022 £53 million) and within joint ventures was £11 million at
31 March 2023 (2022 £17 million), against which an expected
credit loss (ECL"Y provision of £27 million (2022: £47 million)
and £7 millien (2022: £13 millien) respectively was recognised.
The total tenant incentives recognised within the group was
£155 miflion (2022: £161 million) and within joint ventures was
£102 million at 31 March 2023 (2022: £96 million), against which
an ECL provision of £20 milhon (2022: £19 million) and

£12 millign (2022: £8 millicn) respectively was recegnised.
Covid-19 and the resulting economic and social disruption in
prior years brought unforeseen challenges to the UK and the
wider gicbal economy, impacting the group and in general the
overall risk profile. Whiist conditions continued to improve m
2022/2023 in relation to Covid-19, other geopolitical and
economic risks increased during the year and there remains a
risk of tenants defauiting or tenant failure.

The level of arrears has reduced from the prior year, although
remaing higher than pre-pandemic and a significant proportion
of the arrears relates to debtors that are greater than six months
old. The estimation of the ECL provision against tenant debtors
and incentives remains highly subjective and contains significant
estimation uncertainty. The directors have applied the ECL
model under IFRS @ 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 bean 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
nrofile of the debtors, the historical cash collected over the
pandemic period and a forward looking expectation of collection
rates.

The sarme key assumptions are applied in the ECL. model for
tenant incentives, without the consideration of the ageing orofile
and historical cash c¢ollections which are not relevant for tenant
incentive balances. In addition, during the year, the IFRS
Interpretations Committee CIFRIC) issued their decisions on the
treatment of lessor forgiveness of lease payments and demand
deposits with restrictions on use.

The application of these decisions represented a change to the
previous accounting policies applied by the group and therefore
the directors chose to restate the prior year comparative
infarmaticn.

On the basis that the estimation of an ECL provision against the
tenant debtors and incentives balances has been highly
subjective and contains significant estimation uncertainty, we
have identified this as a key audit matter. In relation to the {FRIC
decisions, our audit focused on this area, including that the
restatements made were accurate and that adequate disclosures
were made in accordance with IAS 8 Accounting Policies,
Changes in Accounting Estimates and Errors.

The RBritish Land Company PLC QUE21920

How our audit addressed the key audit matter

We have evaluated the methodology utilised by the
directors in determining the ECL provisions as at

31 March 2023 We are satisfied the approach is
compliant with the requirements of IFRS 9 Financial
Instruments.

We obtarned and checked the mathematical accuracy,
and completeness, of the data used to calculate the
provision balances. Given the complexity and the
manual nature of the ECL model, we used an
independent application to check the integrity of the
spreadsheet used to calculate the provision.

On a sample basis, we performed detailed testing over
the underlying data and information used in the ECL
anaiysis including but not limited to verifying: the
tenant’s year end outstanding debtor balance; the
tenant’s year end unamortised lease incentive balance;
the tenant's credit histories and current trading
performance; the ageing of the balances; the level of
cash collections during the year; and the forward-
looking expectation of collection rates amangst other
factors. We assessed the significant assumptions
adopted by managemaent 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 to supporting documents.
We reviewed the disclosures made in relation to the ECL
provision and the sensitivity of the provisian to the
underlying probability of default applied. We evaluatad
management’s methodology for applying the revised
accounting policies and ensured conformity with the
requirements of the IFRIC agenda decisions,

We tested the mathematical accuracy of the
calculations of the adjustments required in relation to
the IFRIC decisions. We also selected a sample of the
underlying data used in the calculations of the
adjustments reguired for both the 2021 and 2022
financial vears, verifying that the data was accurate and
complete. We reviewed the disclosures that
management included in Note 1t explain the changes
in accounting policies, 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

We o‘btainegﬂan un&érstan&}hg of the natur;of the7

vehture arrangement (group) transaction and assessed the accounting treatment
Refer to the Audit Committee Report and the Financial Stataments, in relation to the group’s accounting policies. For the
Nates to the financial statements - Note 1 (Basis of preparation, disposai, we obtained and reviewsd the key
significant accounting policies and accounting judgements) and supporting documentation including the saie and
Note 11 (Joint ventures). During the reporting period, the group purchase agreemants and completion statements
disposed of its Paddington Central Campus assets into the and agreed the consideraticn received 1o bank
Paddington Central Jeint Venture (the 'Joint Venture' or statements.

‘Partnership’, with the group owning 2 25% interest and the other
partner holding a 75% interest in the Joint Venture. As part of the
transaction, the group disposed of £334m of property for a
consideration of £915m and recorded a £19m loss on disposal.

For the joint venture arrangement, we read the
underlying partnership agreements and agreed that
the accounting treatment of the joint venture
arrangement was in accordance with IFRS 10

The directors have exercised critical judgement in respact of the Consolidated Financial Statements, IFRS 11 Joint
joint control assassment of the Joint Venture. As part of the Arrangements, and !AS 28 Investments in Associates
assessment, the directors considered the group’s control over the and Joint Ventures, and verified the degree of
Partnership in respect of its 25% ownership. The directors assessed controfl or influence held by the group was

the group's power to direct the relevant activities of the Partnership appropriate to recognise a joint venture

through the partnership agreements, including reserved matters arrangement.

which reguire the unanimous consent of the partners, and the

s X We have no matters to repott in respect of this work
group’s subsequent exposure to variable returns

Through this analysis, the directors have been able to satisfactorily
conclude that the group has joint control over the Partnership and
therefore has accounted for the Partnership as a 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 critical accounting judgement made by the
directors

Refer to the Report of the Audit Committee, the Notes to the approach to ensuring compliance with the REIT
financial statements ~ Note 1 (Basis of preparation, significant regime rules and we involved our internal taxation
accounting policies and accounting judgements) and Note 7 specialists to verify the accuracy of the application
(Taxation). The UK Real Estate Investment Trust {REIT') regime of the rules

grants companies tax-exempt status provided they meet the rules

s , We obtained management’s calculations and
within the regime.

supporting documentation, verified the inputs to

The rules are complex, and the tax-exempt status has a significant their calculations and re-performed the group’s and
impact on the financial statements. The complexity of the rules the Broadgate and Paddington Central joint

creates a risk of an inadvertent breach and the group's profit ventures’ annual REIT compliance tests. We used our
becoming subject to tax. The graup’s status as a REIT underpins its knowledge of tax circumstances and, by reading
business model and shareholder returns. For this reason, it warrants releyvant correspondence between the group and
special audit focus. The obligations of the REIT regime inciuda HMRC and the group’s external tax advisors, we are
requirements to comply with balance of business, dividend and satisfied that the assumptions and judgements used
income cover tests. The Broadgate and Paddington Centrai joint by the group in determining the tax provisions are
ventures are aiso structured as a REITs and as such, REIT reasonable.

compliance 1s also of relevance for these joint ventures in addition
to the overallgroup. Tax provisions are in place to account for the
risk of challenge of cartain of the group’s tax positions.

We have no matters to report in respect of this work.

Given the subjective nature of these provisions, additional audit
focus was placed on tax provisions,
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Key audt matter

Recoverability of investments and loans to subsidiaries and joint
ventures {(company)

Refer to the Notes to the financial statements - Note A (Accounting
policies - Critical accounting judgements and key sources of
estimation uncertainty) and Note D (Investments in subsidiaries and
joint ventures, loans 1o subsidiaries and other investinenls),

The company has investments and loans to subsidiaries of

£23,140 miliion (2022: £33,140 million) and investments in joint
ventures £111 million (2022: £116 million) as at 31 March 2023, This is
following the recegnition of a £354 million (2022: £32 mitlion)
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) provisicn
for impairment investments in joint ventures in the year. The
company’s accounting policy for investments and loans is to hold
them at cost less any impairment. impairment of the lcans is
calculated in accordance with IFRS 9, where expected credit losses
are considered tc be the excess of the company’'s loan to a
subsidiary over the subsidiary net asset value. Investments in
subsidiaries and joint ventures are assessed for impairment in line
with IAS 36. In the year, the company received capital distributions
totalling £9,847 million (2021/22: £nil} from its subsidiaries following
a corporate simplification and restructuring exercise conducted.

This included recapitalising subsidiaries that were previously in & net
liability position and therefore unable to repay their intercompany
loans and gave rise Lo 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
deemed distributions in the company’s prefit 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 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 cradit loss of intercompany loans, this
was identified as a key audit matter.

1 he Batish Land Company PLC 00621920

How our auait addressed the key audit matter

We assessed the accounting policies for investments
and loans in subsidiaries and investment in joint
vanturas to ensure they were compliant with FRS 101
"Reduced Disclosure Framework™. We obtained
management’s impairment assessments for the
racoverability of mvestmeants and loans in
subsidiaries and investment in joint ventures as at

31 March 2023,

We verified that the mathodology used by
management in arriving at the carrying value of the
investments in subsidiaries and joint ventures was in
lime with IAS 36 Impairment of Assets, and that for
loans to subsidiaries the expected credit loss was in
line with IFRS 9 Financial Instruments, including the
related provision for impairment of investments and
reversal of impairment of the loans.

Wae idantified the key estimate within the assessment
of impairment of the investments and loans to
subsidiaries and investments in joint ventures to be
the underlying valuation of investment property held
by the subsidiaries and joint ventures. For details of
our procedures over investment property valuations
please refar to the related group key audit matter
above.

Given the complexity and the manual nature of the
impairment models, we used an independent
application to check the intagrity of the
spreadsheets and to recalculate the provisions. We
assessed the steps undertaken by management to
restructure and simplify the corperate structure and
obtained documentation to support the transactions
executed on a sample basis.

We have no matters to report in respect of this waork.

How we tailored the audit scope

We tailored the scope of our audit to ensure that we performed enough work to be able to give an opinion on the financial
statements as a whole, 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, Campuseas and Retail &
Fulfilment, across the United Kingdom. These are held within a variety of subsidiaries and joint ventures with the group
financial statements being a consolidation of these entities, the company and the group’s joint ventures. The Broadgate Joint
Venture was subject to a full scope audit, and the Meadowhall, Paddingten Central and Canada Water Joint Venturas were
scoped in for specific account balances. All work was carried out by the group audit team with additional procedures
performed at the group level (including audit procedures over the consolidation and consolidation adjustments) to ensure
sufficient coverage and appropriate audit evidence for our opinion on the group financial statements as a whole.

The Group operates a common 1T environment, processes and controls across all reportable segments. In establishing the
overall approach to our audit, we assessed the risk of materia! misstatement, taking inte account the nature, likelihocod and
potential magnitude of any misstatement Following this assessment, we applied professional judgement to determine the

extent of testing required over each balance in the financial statements.

In respect of the audit of the company, the group audit team performed a full scope statutory audit.
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INDEPENDENT AUDITORS' REPORT continued

The impact of climate risk on our audit

In planning our audit, we made enquiries with management to understand the extent of the potential impact of climate change
risk on the financial statements. Our 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 particulariy considered how climate
change risks would impact the assumptions made in the valuation of investmeant properties as explained in our key audit
matter above. We also considered the consistency of the disclosures in relation to climate change made within the Annual
Report. the financial statements and the knowledge obtained from our audit. We assessed the consideration of the cost of
delivering the group’s climate change and sustainability strategy within the going concern and viability forecasts.

Materiality

The scope of our audit was influenced by our application of materiality. We set certain quantitative thresholds for materiality.
These, together with qualitative considerations, helped us to determine the scope of our audit and the nature, timing and
extent of our audit proceduras on the individual financial statement iine items and disclosures and in evaluating the effect of
misstatements, both individually and in aggragate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Financial statements - draup . Fimancial statements -~ company

Overall materiality £82.9 millian (2022. £98 4 million).
;;:;w w-e” - 1% of tc;'-cgi;ssets
determined it

£74.6 million (2022; 885 milliony.

1% of total assetsm

Rationale for A key determinant of the group’s value is property  The company’s main activity is the investments in
benchmark investments. Due to this, the key area of focus in and loans to subsidiaries and joint ventures. Given
applied the audit is the valuation of investment and this, we set an overall company materiality level
davelopment properties, either held directly or based on total assets. For purposes of the group
through joint ventures. On this basis, and audit, we capped the overall materiality for the
consistent with the prior year, we set an overall company to be 90% of the group overall
group materiality leve! based on total assets. materiality.

For each component in the scope of cur group audit, we allocated a materiality that is less than our overall group materiality.
The range of materiality allocated across components was between £8m to £16m. Certain components were audited to a local
statutory audit materiality that was also less than our overall group materiality.

In addition, we set a specific materiality level of £13.3 million (2022: £12.6 millien) for items within the Underlying column of
the Income Statement which is based on 5% of the group’s Underlying Profit before tax.

We use parformance 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 exampie
in determining sample sizes. Qur performance materiality was 75% (2022: 75%) of overall materiality, amounting to

£62.1 million (2022: £73,8 milion) 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 normal range
was appropriate.

We agreed with the Audit Committee that we would report to them misstatements identified during our audit above
£4.1 miliion (Group audit) (Z022: £4.9 million) and £3.7 million (company audit) (2022: £4.4 million) as well as misstatements
below those amounts that, in cur view, warranted reporting for gualitative reasons.

In addition we agreed with the Audit Committee that we would report to them misstatements identified during our group
audit above £1.0 million (2022: £1 0 million) for misstatements rejated to Underlying Profit within the financial statements, as
well as misstatements below that amount that, in our view, warranted reporting for qualitative reasons

Conclusions relating to going concern
Qur 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 kay assumptions {e.g. liquidity forecasts and financing arrangaments) to underlying documentation and
ensured this was cansistent with ocur audit work in these areas;

- Considered management’s forecasting accuracy by comparing how the forecasts made at the half year compare to the
actual performance in the second half of the year;

- Understood and assessed the appropriateness of the key assumptions used both in the base case and in the severe
but plausible downside scenario, including assessing whether we considered the downside sensitivities to be
appropriately severa;
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- Tested the integrity of the underlying fermulas and calculations within the goeing concern and cash flow models;

- Considered the appropriateness of the mitigating actions available to management in the event of the downside scenario
materialising. Specificatly, we focused on whether these actions are within tha Group’s contrel and are achievable; and

- Reviewed the disclosures provided relating to the going concern basis of preparation and found that these provided an
explanation of the directors’ assessment that was consistent with the evidence we cbtained.

Based on the work we have performead, 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 laast twelve months from when the financiat 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 net all future events or conditions can be predicted, this conclusion is not a guarantee as to the group's and
the company’s ability to continue as a going concern.

In relation to the directors’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material
to add or draw attention 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 responsibilities and the respansibilities of the directors with respect to going concern are described in the relevant
sections of this report.

Reporting on other information

The other information comprises all of the information in the Annual Report other than the financial statements and our
auditors' report thereon. The directors are responsible for the other information. Qur opinion on the financial statements does
not cover the other information and, accordingly, we do not express an audit opinion or, except to the extent otherwise
explicitly stated in this report, any form of assurance thereon.

In connection with our audit of the financial statements, our responsibility is to read the other information and. in doing so,
considar whether the other information is materially inconsistent with the financial statements or our knowledge obtained in
the audit, or otherwise appears to be materially misstated. If we identify an apparent material inconsistency or material
misstaterment, 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
hased 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 our wark 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
Directars’ 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.

Directors’ Remuneration
In our opinion, the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance with
the Companies Act 2006.

Corporate governance statement

The Listing Rules require us to review the directors’ statements in relation to going concern, longer-term viability and that part
of the corporate governance statement relating to the company’s compliance with the provisions of the UK Corporate
Governance Code specified for our review. Our additional responsibilities with respect to the corporate governance statement
as other information are described in the Reporting on other information section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the corporate
governance statement is materially consistent with the financial statements and cur knowiedge obtainad 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 rebust 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 considerad it appropriate to adopt the going
concern basis of accounting in preparing them, and their identification of any material uncertainties to the group's and
company’s ability to continue to do so over a period of at least twelve months from the date of approval of the financial
statements;
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INDEPENDENT AUDITORS® REPORT continued

- The directors’ explanation as to their assessment of the group’s and company’s prospects, the pericd this assessment
covers and why the period is appropriate; and

- The directors’ statement as to whether they have a reasonable expectation that the company will be able to continue in
operation and meet its liabilities as they fall due over the period of its assessment, including any related disclosures drawing
attention to any necessary qualifications or assumptions.

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 considering the diractors’ process supporting their statement;
checking that the statement 1s in alignment with the relevant provisions of the UK Corporate Governance Code; and
considering whether the statement is consistent with the financial statements and our knowledge and understanding of the
group and company and their envirenment obtained in the course of the audit.

in addition, based on the work undertaken as part of ocur audit, we have concluded that sach of the following slements of the
corporate governance statement is materially consistent with the financial statements and our knowledge chtained during
the audit:

- The directors’ statement that they consider the Annual Report, taken as a whole, is fair. balanced and understandatle, 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 effectivenass of risk management and internal contro!
systems,; and

~ The section of the Annual Report describing the work of the Audit Committee.

We have nothing to report in respect of our responsibility to report when the directors’ statement relating to the company’s
compliance with the Code does not properly disclese a departure from a relevant provision of the Code specified under the
Listing Rules for review by the auditors.

Responsibilities for the financial statements and the audit

Responsibilities of the directors for the financial statements

As explained more fully in the Directors’ Responsibilities Statement, the directors are responsible for the preparation of the
financial statements in accordance with the applicable framework and for being satisfied that they give a true and fair view.
The directors are also responsible for such internal control as they determine is necessary to enable the preparation cf
financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the directors are responsible for assessing the group’s and the company’s ability to
continue as a going concern, disclosing, as applicable, mattars 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 financial statements

Our objectives are to abtain reasonable assurance about whethear the financial statements as a whole are free from material
misstatement, whether due to fraud or error, and to issue an auditors’ reporf that includes our opinion. Reasonable assurance
is a high level of assurance, but is not a guarantee that an audit conducted in accordance with ISAs (UK) will always detect 2
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.

frreguiarities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line with
our responsibilities, outlined above, to detect matarial misstatements in respect of irregularities, including fraud. The extent to
which our procedures are capable of detecting irregularities, including fraud, is detailed below.

Based on our understanding of the group and industry, we identified that the principal risks of non-compliance with laws and
regulations related to compliance with the Real Estate Investment Trust (REIT) status section 1158 of the Corporation Tax Act
2010 and the UK regulatory principles, such as those governed by the Financial Conduct Authority, and we considered the
extent to which non-compliance might have a material effect on the financial statements. We also considered those laws and
regulations that have a direct impact on the financial statements such as the Companies Act 2006. We evatuated
management's incentives and cpportunities for fraudulent manipulation of the financial statements (including the risk of
ovarride 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 loss provisions in respect of tenant debtors and incentives
(see related key audit matiers above). Audit procedures performed by the engagement team included:

- Discussions with management and internal audit, including consideration of known or suspected instances of non-
compliance with laws and regulations and fraud, and review of the reports made by management and internal audit;

- Understanding of management's internal controls designed to prevent and detect irregufarities;

- Reviewing the group’s litigation register 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 compliance with the involvement of cur tax specialists in the audit;

- Designing audit procedures to incorporate unpredictability around the nature, timing or extent of our testing;
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- Challenging assumptions and judgements made by management in their significant areas of estimation including
procedures relating to the valuation of investment properties and the expected credit [oss provisions in respect of tenant
debtors and incentives as described in the related key audit matters above; and

- ldentifying and testing journal entries, in particular any journal entries posted with unusual account combinations, posted by
unexpected users and posted on unexpected days.

There are inherent limitations in the audit procedures described above. We are less likely tc become aware of instances of
non-compliance with laws and regulations that are nol closely related to events and transactions reflected in the financial
statements. Also, the risk of not detecting a material misstatement due to fraud is higher than the risk of not detecting one
resulting from error, as fraud may involve deliberate concealment by, for example, forgery or intenticnal misrepresentations,
or through collusion

Our audit testing might include testing complete populations of ¢certain transactions and balances, possibly using data
auditing techniques. However, it typically involves selecting a limited number of items for testing, rather than testing complete
oopulations. We will oftan seek to target particular items for testing based on their size or risk characteristics. In other cases,
we will use audit sampling to enable us to draw a conclusion ahout the population from which the sample is selected.

A further description of our responsibilities for the audit of the financial statements 1s located on the FRC's website at:
www fre org uk/auditorsresponsibilities. This description forme part of our auditors' report.

Use of this report

This report, including the opinions, has been prepared for and only for the company’s members as a body in accordance with
Chapter 3 of Part 16 of the Companies Act 2006 and for no other purpose. We do not, in giving these opinions, accept or
assume responsibility for any other purpose or to any other person to whom this report is shown or into whose hands it may
come save where expressly agreed by cur prior consent in writing.

Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are reguired tc report to you if, in our opinion:

- we have not obtained all the information and explanations we require for our audit; or

- adequate accounting records have not been kept by the company, or returns adequate for our audit have not been
received from branches not visited by us; or

- certain disclosures of directors’ remuneration specified by law are not made; or

- the company financia! statements and the part of the Rirectors’ Remuneration Report to be audited are not in agreement
with the accounting records and returns.

We have nc exceptions to report arising from this respensibility.

Appointment

Following the recommendation of the Audit Committee, we were appointed by the members on 18 July 2014 to audit the
financial statements for the year ended 31 March 2015 and subsequent financial periods. The period of total uninterrupted
angagement is 9 years covering the years anded 31 March 2015 te 31 March 2023,

Other matter

In due course, as required by the Financial Conduct Authority Disclosure Guidance and Transparency Ruie 4.1.14R, these
financial statements will form part of the ESEF-prepared annual financial report filed on the Nationat Storage Mechanism of
the Financial Conduct Authority in accordance with the ESEF Regulatory Technical Standard (‘'ESEF RTS’) This auditers’
report provides no assurance over whether the annual financial report will be prepared using the single electronic format
specified in the ESEF RTS.

Sandra Dowling (Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
London

16 May 2023
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Consolidated Income Statement

For the year ended 31 March 2023
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Frostated’
2023 2022
Capital Capital
underlying? and othar Total Underty ng’ and other Total
. o I Note . Em Em Em £m _Emo £m
Revenue 3 418 - 418 432 (20) 412
Costs® e L3 @en - 97 {24y @ 133)
3 21 - 321 308 (293 279
Joint ventures (see also below)* n 92 (559} 467 84 163 247
Administrative expenses (88) - (88) {883 - (88>
Valuation movement 4 - (798) (798) - A75 475
{Loss) profit on disposal of investment properties and
revaluation of investments - (30) {30) - 45 45
Net financing income
financing income 6 2 as 90 - &7 67
financing charges 6 _(62) - (8 B2
I B e _ 180} 88 28 (55 60 s
(Loss) profit on ordinary activities before taxation 265 (1,299) (1,034) 249 714 963
7 o (4) s 4
) _.284 (305 Q0 oL 253 2 9
1 (2) [4)] 2 - 2
Attributable to shareholders of the Company ) 263 (1,301)  (1,038) 25 72 963
Earnings per share:
basic 2 (M2.0)p 103.8p
diluted 2 (112.0)p ~1035p
All results derive from continuing operations.
""" ) B " 'Restated’ B
2023 2022
"""" Capital T T Capitar
Underlying? and other Total Underlying’ and other Total
R o e Note £m __Em Em £m o Em. Frm
Results of joint ventures accounted for using the
equity method
Underlying Profit 92 - 92 84 - 84
Valuation movement® 4 - (567) (567) - 167 167
Capital financing income (charges) - 8 8 - 4y (€5
Taxation e L p - T -
T 92 (559) (467) 84 163 247
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. See definition in Note 2 and a reconciliation between Underlying Profit and IFRS profit in Note 21
3. Included within ‘Costs' 1s a credit relating te provisions for impairment of tenant debtors, acerued income and tenant incentives and contracted rent increases of

F9m (2021/22: £2m credity This is disclosed in further detail in Note 10 and Note 13,

B~

disclosad in further detaill in Note 11

1

Included within *Jaint ventures’ is a charge relating to provision for impairment of equity Investments and l0ans to joint ventures of £237m (2021/22 £22m),

. Inciuded within the “Valuation movernent’ detit of £567m (2021/22' credit of £167m) is a net valuation movement debit of £567m (2021/22: credit of £115m) and

the realisation of gain on disposal of 3ssets inte joint ventures of Fnil (2021/22° £52m). disclosed in further detail in Note 11
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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

income statement

Total comprehensive (expense) income for the year
Attributable to non-controlling interasts
Aftributable to shareholders of the Company

Ine Batish Land Companry PLC 00621920

2023
£Em

1,039)

10

10

10
(1,029)

')
(3,028)

Restated’
2072
£m

965

a2
ooan
954

952

1. Prior year comparatives have been restated for a2 charnge in accaunting policy in respact of rental concessions Refar to Note 1 for further information,

British Land Annuai Report and Accounts 2023

175




FINANCIAL STATEMENTS confinued

Consolidated Balance Sheet

As at 31 March 2023

The Brtish t ana Company @ C GOE21820

Restated’
2023 2022
Note £m £
ASSETS
Non-current assets
tnvestment and develgopment properties 10 5,677 7,032
5677 7.032
Other non-current assets -
Invastments in joint ventures n 2,206 2521
Other investments 12 58 41
Property, plant and equipment 22 27
Interest rate and currency derivative assets 17 144 97
""""" B10? 9718
Current assets
Trading properties 10 22 18
Debtors 13 34 60
Corporation tax 2 3
Cash and cash eguivalents 17 125 i
) e - 183 192
Totalassets o 8,290 9,910
L1ABILITIES
Current liabilities
Short term borrowings and overdrafts 17 {402) (189)
Creditors 14 (282) (278)
_{884) (467
MNon-current liabilities
Debentures and loans 17 (1,865) (2,427
Other non-current liabilities” 5 (145) (152)
Deferred tax liabihties 16 4) -
Interast rate and currency derivative liabilities 17 (67) (96>
(2,08%) (2,675}
Total iabilities o o (2,765) (3142}
Net assets ) i T 5525  6.768
EQUITY
Share capital 234 234
Share premium 1,308 1,307
Merger reserve 213 213
Other reserves 15 5
Retainad earnings B } B 3,742 4,994
Equity Sttributable'trbrsharehaiaérs of théWComp_a-Rg T 5,512 i 6,753
{\_{on-con_t_rjoliing interests B - ) B 12 15
Total equity T - - 5,525 6,768
EPRA Net Tangible Assets per share* i 2 588p 730p

1 Prior year comparatives have been rastated for a change in accounting pelicies in respect of rental concessions and tenant deposits. Refer to Note 1 for further

information,
2. Se¢ footnate 2 in Note 3
3 See definition in Note 2

fo Chos
Tim Score
Chairman

Bhavesh Mistry
Chief Financial Officer

The financial statements on pages 174 to 227 were approved by the Board of Directars 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

Tno British L and Comeany PL C Q0821920

Restated
2023 Mm22
MNate £ty £
income receved from tenants In 419
Fees and other income received 47 30
Operating expenses paid to suppliers and employees (200) 201
Sale of trading properties o 8
Cash generated from operations 238 256
Interest paid an &2
Corporation taxation payments - ©)
Distributions and other receivables from joint ventures n. 73 57
Net cash inflow from operating activities 240 245
Cash Hows from investing activities
Deovelopment and other capital expenditure (209) (259)
Purchase of investment properties (155} (596)
Sale of investment properties 8 87
Sale of investment properties to Canada Water Joint Venture 1 - 290
Sale of investment properties to Paddington Central Joint Venture m 686 -
Purchase of investments 15) 43
Indirect taxes paid in respect of investing activities 4 (5
Lean repayments from joint ventures " 125 133
Investment in and loans to joint ventures (148) {121
Capital distriputions from joint ventures 1 30 =
Met cash inflow (outflow) from investing activities 326 (385)
Cash flows from financing activities
Dividends paid 19 (213} {155)
Drvidends paid to non-cantroiling interests (4] (6
Capital payments in respect of interest rate derivatives 2N (7
Purchase of non-controlling interests in Hercules Unit Trust - 28
Decraase in lease liabilities {4) (43
Decrease in bank and other borrowings (637) (213)
Drawdowns on bank and other borrowings 324 483
Net cash (outflow) inflow from financing activities ~(552) 60
Net increase (decrease) in cash and cash equivalents 14 80)
Cash and cash equivalents at 1 April m 91
Cash and cash equivalents at 31 March 17 125 m
Cash and cash equivalents consists of:
Cash and short term deposits 99 74
Tenant deposits 26 37
1 Pricr year comparatives have been restatad for a change in acsounting policy in respect of tenant deposits Refer to Note 1 for further information.
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FINANCIAL STATEMENTS continued

Consolidated Statement of Changes in Equity

For the year ended 31 March 2023

Loss for the year after taxation
Gains on cash flow hedges - joint ventures
Other comprehensive income

Total comprehensive (expense) income for

Fair valug of share and share option awards
Dividends payable in year (23.20p per share)

Balance at 1 April 2021 as published

Change of accounting policy in respect of rental o

concessions (Note 1) o
Restated balance at 1 April 2021

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 co_mprehe__nsivg income {expense)

Total corﬁprehensive income (expense) for
the year . S

Fair value of share and share option awards
Purchase of the units fram non-controlling
Interests®

Bividends payable in year (16.96p per share)
Dividends payable by subsidiaries
Balance at 31 March 2022

234

Hedg'ng ana

Share transiation
prem um raservo
£m _Em
w307 2
] -

1,30

Re-
wvaluation

raserie
Em

Mergor
roserve
£rm

213

The British Land Company PLC 00621320

Restated on-  Restated'
Retancg Restated'  controlling Total
carnings Taotal Intarosts wquity
fr_wj 777777 . Em fm_ £m
4,99§777§,753 15 6,768
(1,038) (1,038) 3 Q039
~ 10 - 10
- w - 0
{1,038) (1,028 (1) (L029)
- 1 -1

1 1 - 1

(215) (215) - (215)

- - ]
3,742 7772,51_2 5 _525
4154 5924 ¢ 59 5983
77777 30 - 30
4184 5954 - 59 6,013
963 963 2 985

- 1 - 1

- 2 - az2)

an - an

952 2 954

2 - 2

2 2 40y (38)

(157) Qas7 - (1573
T N 4 -2 (6
4994 6,753 15 6,768

1. Prior year comparatives have been restated for a change in accounting policy in respect of rental concessions. Refer te Note 1for further information

2 On 5 July 2021, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the Group did not already own for a consideration
of £38m Whilst the transaction was completed on 5 July 2027 the Group obtained the nisks and rewards of ownarship of the 21.8% of Hercules Unit Trust on
1 April 2021 and therefore, the change in ownership percentage and resulting non-controlling interests were reflected at this date in the financial statements
The book value of the net assets purchased at 1 April 2027 were £40m and conseguently £40m has been transferrad from non-controlling interests to

shareholders” equity.
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Notes to the Accounts

1 Basis of preparation, significant accounting
policies and accounting judgements

The financial statements for the year ended 31 March 2023
have been prepared on the historical cost basis, except for the
revaluation of properties, investments classified as fair value
through profit or loss and derivatives. The financial statements
are prepared in accordance with UK-adopted Internattonal
Accounting Standards and the applicable legal requirements
cof the Companies Act 2006 (IFRS).

In the current year the Group has adopted a number of minor
amenaments o standards effective in the year iosucd by the
IASE, 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
amengments to standards and interpretations have been issued
but are not yet effective for the current accounting pernod.
These include amendments to 1AS 12, 1AS 1and IFRS Practice
Statement 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 led to a change in the
Group's accounting policies in these two respective areas.
Further detalis on these changes have been disclosed later
in this Note on pages 184 to 185,

Going concern

The financial statements are prepared on a going concern basis.
The consolidated balance sheet shows that the Groupisin a
net current lability position, predominanthy due to short term
borrowings and overdrafts of £402m. The Group has accass
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 fall due. in making
this assessment the Directors took into account forecast cash
flows and covenant compliance, including stress testing
through the impact of sensitivities as part of a ‘severc but
plausible downside scenario’. Before factoring in any income
receivable, the undrawn facilities and cash would alsc be
sufficient to cover forecast capital expenditure, property
aperating costs, administrative expenses, maturing debt and
interest over the next 12 months from the approval date of
thase financial statements.

Having assessed the principal risks, the Directors believe that
the Group 1s well placed to manage its financing and other
business risks sahisfactorly despite the uncertain economic
climate and have a reasonable expectation that the Company
and the Group have adeqguate resources to continue in
operation for at teast 12 months from the signing date of

these financial statements. Accordingly, they believe the going
concern basis is an appropriate one. See the full assessment
of preparation on a going concern basis in the corporate
governance section on page N13.

Tho British Lang Comopany PLC Q0621820

Subsidiaries, joint ventures and associates

The consohdated accounts include the accounts of The Britush
tand Company PLC (‘British Land’) and all subsidiaries (entities
controlied by British Land). Control is assumed where British
Land 15 exposad, or has the nghts, to variable returns from its
involvement with investees and has the ability to affect those
returns through its power aver those investees.

The results of subsidiaries, joint ventures or associates acquired
ot 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 assoriates
which differ from Group accounting policies are adjusted

on consolidation.

Business combinations are accounted for under the

acguisition 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 period of acquisition.

All intra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates
are accounted for under the equity method, whereby the
consolidated balance sheet incorporates the Group's share
({investor's share) of the net assets of 1ts joint ventures and
associates. The consolidated income statement incorperates
the Group’s share of joint ventures and associate profits after
tax. Ther profits include revaluation movements on investment
properties. Where joint ventures and associates generate losses
after tax, these are recognised initially against the Group's
eguity investment. If the Group's equity investment is nil,

these are subsequently then recognised against other

long term interests, principally long term {oans.

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.
Investment properties are recorded at valuation whereas
trading properties are stated at the lower of cost and net
realisable value.

Any surplus or deficit ansing on revaluing mvestment
properties is recognised in 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 properties in the course of development includes
attributable interest and other associated outgoings ncluding
attnbutable development personnel costs. interest is calculated
an the development expenditure by raference to spacific
borrowings, where relevant, and otherwise on the weighted
average interest rate of The British Land Company PLC
borrowings. Interest 1s not capitalised where no development
activity is taking place. A property ceases to be treated as a
development progerty on practical completion.

Invastment property disposals are recognised on comgpletion.
Profits and losses arising are recognised through the Capital
and other column of the income statement. The profit on
disposal is determined as the difference between the net
sales proceeds and the carrying amount of the asset at

the commencement of the accounting period plus capital
expenditure in the period. Where properties are disposed into
a joint venture owned by the Group, the subseduent profit
recognised in the Capital and other column of the income
staternent is limited to the extent of the unrelated party’s
interest. Any subsegquent loss is recognised in the Capital

and other coiumn 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 iInvestment properties are appropriated to trading
properties, they are transferred at market value. If properties
held for trading are appropriated to iInvestment properties,
they are transferred at book vajue. Transfers to or from an
investment property occur when, and only when, there is
ovidence of change in use.

Where a right-of-use asset meaets the definition of investment
property under IFRS 16 ‘Leases’, the right-of-use asset will
initially be calculated as the present value of minimum lease
payments under the lease and subseguently measured under
the farr value madel, based on discounted cash flows of net
rental Income earned under the lease.

The Group leases out investment properties under operating
leases with rents generally payable monthly or guarterly. The
Group is exposed to changes in the residual value of properties
at the end of current lease agreements, and mitigates this risk
by actively managing its tenant mix in order to maximise

the weighted average lease term, minimise vacancies across
the portfolio and maximise exposure to tenants with strong
financial characteristics. The Group also grants tenant incentives
to encourage high quality tenants to remain in properties for
longer lease terms. Tenant iIncentives, such as rent-free periods
and cash contributions to tenant fit-out, and contracted rent
increases are recognised as part of the investment property
balance. The Group calculates the expected credit loss for
tenant incentives and contracted rent increases based on
lifetime expected credit losses under the IFRS 9 ‘Financial
Instruments’ simphfied approach.
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Surrender premia payable relating to investment properties are
recognised in the income statement, through the Underlying
column, except whare the surrender premia payable are
deemed to be unusual or significant by virtue of their size

or nature, where they are recognised through the Capital

and other column. Surrender premia payable relating to
development properties are capitalised as a property addition
providing they are a directly attributable and necessary
development expense.

Financial assets and liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at amocrtised cost and discounted as
appropriate. On initial recognition the Group calculates the
expected credit loss for aebtors based on lifetime expected
credit losses under the IFRS 9 simplified approach.

Gther investments include investments classified as amortised
cost and investments classified as fair value through profit

or loss. Loans and receivables classified as amortised cost

are measured using the effective interest method, tess any
impalrment. Interest is recognised by applying the effective
interest rate. Investments classified as fair value through profit
or ioss are initially recorded at fair value and are subsequently
extarnally 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 10ss is recognised in the Capital
and other column of the income statement.

The lease liability associated with investment property which s
held under a lease, is initially calculated as the present value of
the minimum lease payments. The lease liability is subseguently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made.

Debt instruments are stated at their fair value on issue. Finance
charges Including premia payable on settlement or redemption
and direct issue costs are spread over the period to maturity,
using the effective interest method Exceptional finance charges
incurred due to early redemption (including premia) are
recognised in the income statement when they occur

As defined by IFRS 8, cash flow and fair value hedges are
inthially recognised at fair value at the date the derivative
contracts are entered into, and subsequently remeasured

at fair value. Changes in the fair value of derivatives that

are designated and qualify as effective cash flow hedges are
racognised directly through other comprehensive income as a
movement in the haedging and translation raserve. Changes in
the fair value of derivatives that are designated and qualify as
effective fair value hedges are recorded in the Capital and other
cotumn of the income statement, along with any changes in the
fawr value of the hedged itemn that is attributable to the hedged
risk. Any ineffective portion of all derivatives is recognised in
the Capital and other column of the income statement. Changes
in the fair value of derivatives that are not in a designated
hedging relationship under IFRS 9 are recorded directly in

the Capital and other coiumn of the income statement. These
derivatives are carried at fair value on the balance sheet.

Cash equivalents inciude short-term deposits that are
instruments with a matunity of less than three months, and
tenani deposits.



1 Basis of preparation, significant accounting
policies and accounting judgements continued

Revenue

Revenue comprises rental income and surrender premia,
service charge income, management and performance
fees and proceeds from the sale of trading properties.

Rental income and surrender premia are recognisad in
accordance with IFRS 16,

For leases where a single payment is received to cover both
rent and service charge, the service charge component s
separated onit and reported as service Chiarge income.

Rental income, including fixed rental uplhfts, from investment
property leased out under an epearating feasc is recognised

as revenue on a straight-line basis over the lease term. Tenant
incentives, such as rent-free periods and cash contributions toe
tenant fit-out, are recognised on the same straight-hne basis
being an integral part of the net cansideration for the use

of the investment property. Any rent adjustments based on
open market estimated rental values are recognised, based on
management estimates, from the rent roview date in relation
to unsettied rent reviews Contingent rents, being those {ease
payments that are not fixed at the inception of the lease,
including for example turnover rents, are recognised in the
period in which they are earned.

Lease modifications are defined as a change in the scope of

a lease, or the consideration of a lease, that was not part of

the original terms and conditions of the lease. Modifications to
operating leases the Group holds as a lessor are accounted for
from the effective date of the modification. Modifications take
into account any prepaid or accrued lease payments relating

to the original lease as part of the lease payments for the new
loase. The revised remaining consideration under the modified
lease is then recognised in rental iIncome on a straight-line basis
over tha remaining lease term.

Concessions granted to tenants for operating lease recervables
where prier demanded lease payments have been reduced

or waived for a specified period are accounted for as an
expected credit loss. Concessions granted to tenants for future
lease payments are accounted for as a lease modification.
Concessions granted to tenants which allow the deferral of
rent payments {o the Group are not accounted for as lease
modifications on the basis there 15 no change to the
consideration or scope of the lease.

Surrender premia for the early termination of a tease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recoverable outgoings

relating to the lease concerncd.

The Group applies the five-step-model as reqguired by IFRS 15
'Ravenua from Contracts with Customers' in recognising its
service charge income, management and performance fees
and proceeds from the sale of trading properties.

Tne British Land Company PLC 00621320

Service charge income is recognisced as revenue in the period to
which it relates.

Management fees are recognised as revenue in the period to
which they relate and relate pregominantly to the provision

of asset management, property managemant, development
management and administration services to joint ventures.
Performance fees are recognised at the end of the performance
pericd when the performance abligations are met, the fee
amount can be estimated rehably and it is highly probable

that the fee will be received. Performance fees are based on
property valuations compared to external benchmarks at the
end of the reporting period.

Proceeds from the sale of trading properties are recognised
when controt 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 s provided on items that may become taxable

in the future, or which may be used to offset against taxable
profits in the future, on the tempoerary differences between the
carrying amounts of assets and fiabditios for financial reporting
purposes, and the amounts used for taxation purposes on an
undiscounted basis. On business combinations, the deferred
tax effect of fair value adjustments s incorporated in the
consolidated balance sheet.

Deferred tax assets and habilities are netted off against each
other in the consolidated balance sheet when they relate to
income taxes levied by the same tax authority on different
taxable entities which intend to either current tax assets and
liabilities on a net basis.

Employee costs

The fair value of equity-scttled share-based payments to
empfoyees is determined at the date of grant and is expensed
on a straight-line basis over the vasting period, based on the
Group's estimate of shares or options that will eventually vest.
or all schemes except the Group's Long-Term Incentive Plan
and Save As You Earn schemes, the fair valuc of awards are
equal to the market value at grant date. For options and
performance shares granted under the Long-Term Incentive
Plan, the fair values are determined by Monte Carlo and Black-
Scholes models. A Black-Scholes model 15 used for the Save As
You Earn schemes
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

1 Basis of preparation, significant accounting
policies and accounting judgements continued
Defined benefit pension scheme assets are measured using
fair values. Pension scheme liabilities are measured using the
projected unit credit mathod and discounted at the rate of
return of a high quality corporate bond of equivalent term to
the scheme liabilities. The net surplus (where recoverable by
the Group) or deficit is recognised in full in the consclidated
balance sheet. Any asset resulting from the calculation is imited
to the present value of avaitable refunds and reductions in
future contributions to the plan. The current service cost and
gains and losses on satilement and curtailments are charged
to Underlying Profit.

Actuarial gains and losses are recognised in full in the period in
which they occur and are presented in the consolidated
statement of comprehensive income.

Contributions to the Group's defined contribution schemes are
expensed on the basls of the contracted annual contribution.

Government grants

Government grants are recognised when there is reasonable
assurance that the grant will be received and all attached
conditions will be complied with. A grant that relates to an
investment or development property is deducted from the cost
of the relevant property, thereby increasing the gain recognised
on disposal or revaluation of the property. A grant that relates
to an expense item is recognised as income on a systematic
hasis over the period(s) that the related costs are expensed.

Critical accounting judgements and key sources of
estimation uncertainty

in applying the Group’s accounting policies, the Directors are
required to make critical accounting judgements and assess
key sources of estimation uncertainty that affect the
financial statements.

Key sources of estimation uncertainty

valuation of investment, development and trading properties:
The Group uses external professional vaiuers to determine the
relavant amounts. The primary source of evidence for property
valuations should be recent, comparable market transactions
on an arm’s length basis. However, the valuation of the Group's
property portfolio 1s inherently subjective, as it is based upon
valuer assumptions and estimations that form part of the key
unobservabie inputs of the valuation, which may prove to

be inaccurate. Further details on the valuers” assumgations,
astimates and associated key unobservable inputs sensitivity
disclosures, have been provided in Note 10

fmpairment provisioning of tenant debtors (including accrued
income) and tenant incentives, which are presented within
investment praperties: The impact of Covid-19 gave nse to

an jncrease in tenant debtors due from tenants aleng with
higher loss rates, however these are continuing to decrease
as the impact of the pandemic recades. Consequently, for the
year ended 31 March 2023 the impairment provisions calculated
using the expected credit loss model under IFRS 9 against
these balances are lower than in the prior year. See Note 13
for further details on the reduction of tenant debtors and
associated provisions m the yeaar.
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The key assumptions within the expected credit loss model
include the tenants’ credit risk rating and the related loss

rates assumed for cach risk rating depending on the historical
experience collection rate and the ageing profile. Tenant

risk ratings are determined by management, taking into
consideration information available surrounding a tenant’s
credit rating, financial position and historical loss rates.

Tenants are classified as being in Administration or Company
voluntary Arrangements, high, medium or low risk based on this
information. The assigned loss rates for these risk categories are
reviewed at each bafance sheet date and are based on historical
experiance collection rates and future expectations of collection
rates. The same key assumptions are apphed in the expected
credit loss model for tenant incentives, without the
consideration of the ageing profile which is not relevant

for these balances.

Sensitivity disclosures have been provided relaling 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 movement in the carrying amount in the next
financial year include the valuation of interest rate derivatives,
the determination of share-based payments, the actuaria!
assumptions used in calculating the Group's retirement
hanefit obligations and taxation provisions.

Critical accounting judgements

The Directors have exercised critical judgement in respect of
the joint control assessment of the Paddington Central Joint
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 Partnershin in respect of its
25% ownership. The Directors assessed the Group’s power to
direct the relevant activitias of the Partnerstup through the
partnership agreements, including reserved matters which
require the unanimous consent of the Partners, and the Group's
subseguent exposure to variable returns, Through this analysis,
the Directors have been able to satisfactorily conciude that the
Group has joint control over the Partnership and therefore

has accounted for the Partnership as a joint venture using the
equity method, in ine with the Group's accounting policies.

The following items are ongoing areas of accounting
judgement, however, the Directors do not consider these
accounting judgements to be critical and significant accounting
judgement has not been reguired for any of these items in the
current financial year.

REIT status: British Land is a Real Estate Investment Trust
{REIT") and does not pay tax onits property income or gains
on property sales, provided that at {east 30% of the Group's
property income is distributed as a dividend to shareholdars,
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
assats. Any potential or proposed changes to the REIT
tegislation are mornitored and discussed with HMRC. it s
management’s intention that the Group will continue as a
REIT for the foreseceable future.



1 Basis of preparation, significant accounting
policies and accounting judgements continued
Accounting for joint ventures: In accordance with

IFRS 10 ‘Consolidated Financial Statements’, IFRS 11 Joint
Arrangements’ and IFRS 12 ‘Disclosure of Interests in Other
Entities’, an assessment is required to determine the degree

of control or influence the Group exercises and the form of

any control to ensure that the financral statement treatment

is appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating to the refevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation to the degree
of contrel the Group exercises within the current or prior year.
An assessment was performed for both the Paddington Centraf
Joint Ventura transaction that occurred in the current year, and
the Canada Water Joint Venture transaction that occurred in
the prior vear {see Note 11). As previously disclosed, a critical
accounting judgement was exercised in the assassment of the
FPaddington Central Joint Venture transaction. However, as part
of the Canada Water Joint Venture transaction assessment, no
critical accounting judgements were applied. Group shares in
|oint 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 incarporates 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 materiat 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 criteria have been met for transactions not yet
completed; accounting for fransaction costs and contingent
consideration; and application of the concept of linked
accounting. Management consider each transaction separately
in order to datermine the most appropriate accounting
treatment, and, when considered necessary, seek independent
advice. In this regard, management have considered the
accounting aof both the Paddington Central Jpint Venture
transaction in the year ended 31 March 2023 and the Canada
Waeter Joint Venture transaction in the year ended 31 March
2022 (see Note 11).

The British{ and Company PLC C0621320

Consideration of climate change

In preparing the Nnancial statements, the tmpact of cimate
change has been considered, particulariy in the context of the
Task Force on Climate-related Financial Disclosures (TCFD)
included within the Sustainability section of the Strategic
Report and the Group's stated target of net zero carbon
emissions by 2030 under the 2030 Sustainability Strategy.
Whilst noting the Group's commitmeant to sustainabiiity, there
has not been a material impact on the financial reporting
judgements and estimates arising from our considerations,
which include physical climate and transitional risk assessments
conducted by the Group. This is consistent with our assessment
that climate change is not expected to have a matenal 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 Vehicie commits the
expenditure of £60 per tonne of embodied carbon within
developments, the Group committed £5m in the year to 31
March 2023 {(2021/22: £16m), with £5m in the year to 31 March
2023 (2021/22: £1m) spent to mitigate the impact of climate
change on the standing portfolio, such as electrification of
buildings, improved insulation and LED lights. As at 31 March
2023, £15m remained committed to future mitigation capital
expenditure (2021/22; £15m) (see Note 22 for further details).

- As part of the valuation process, the Group has discussed
the impact of sustainability and Environmental, Social and
Governance factors with the external valuers who value the
investment and development properties of the Group. The
physical climate and transitional risk analysis conducted by
the Group has been shared with, and discussed with, the
valuers as part of the six-monthly valuation process
(see Note 10 for further details). As such, the impact of
sustainability and Environmental, Social and Governance
factors 1s considered as part of the valuation process, to the
extent possible market participants wouid, and is included
within the derived valuation as at the balance sheet date.
The Group ensuras that to the fullest extent possikle, 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 developmants - making

our developments carbon neutral. The costs of purchasing
these credits weore capitalised as part of the cost of the
development. The cost of purchasing these credits was

EIm for the year ended 31 March 2023 (2021/22: Enil).
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FINANCIAL STATEMENTS continucd

Notes to the Accounts continued

1 Basis of preparation, significant accounting policies and accounting judgements continued
Change in accounting policies

Rental concessions

In Cctober 2022, the IFRS Interpretations Commuttec (IFRIC) issued an Agenda Decision in relation to Lessor Forgiveness of Lease
Payments (IFRS 9 and IFRS 16}, giving clarification on the lessor accounting for concessions (or rental forgiveness) granted to
tenants. Concessions granted 1o tenants consisted of reducing or waiving the rent for a specified period.

The (FRIC clarified that concessions granted to tenants for rental debitors past their due date would fall under the scope of expected
credif losses within IFRS 9. As such, the expected credit loss would be reflected in the income statement as part of the
derecognition and provisioning of the rental debtor

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 modification under IFRS 16, recognising the concession granted on a straight-line
basis over the lease term.

Folfowing the Agenda Decision, the Group has retrospectively applied the accounting cianfication to relevant concessions for the
years ended 31 March 2021 and 2022. This includes restating the 2021 apening balances and the 2022 comparative balances as set
out on the next page. NG relevant concessions were granted in preceding financial years.

As part of considering the Agenda Decision, the Group has reassessed the position of the tenant incentive provision on the
consolidated balance sheet. Previcusly, this balance was accounted for as part of debtors. However, following the Agenda Decision,
the Group has chosen to retrospectively represent the tenant incentive provision within investment property, as part of the overall
concession accounting reassessment. As the associated concession tenant incentive provision was previously accounted for as part

of debtors as epposed to investment property, the provision reduction on restatement leads to an increase 1In both net assets and
profit as outlined below.

Overall, for the year ended 31 March 2022, the profit on ordinary activities before taxation increases by £5m from £958m to E963m.
Within the consolidated income statement, the restatement has resulted in a change to the foliowing balances:

- Gross rental income;

- Provisians for impairment of trade debtors and accrued income;

- Provisians for impairment of tenant incentives and contracted rent increases;
- Valuation movement; and

- Joint venture result

In respect of the consolidated balance sheet, the restatament has resulted in the opeming net assets of the Group as at 1 April 2021
increasing by E30m from £5,983m to £6,013m. Far the year ended 31 March 2022, subseguent ta adjusting the opening balances,
the net assets of the Group increased by £5m to £6,768m. Within the consclidated balance shect, the restatement has resulted in
a change to the following balances:

- Tenant incentive movement and revaluation within investment property,
- Debtors; and

- Netinvestment in joint ventures.

The guantitative impact on each balance has been outlined on the following page.

Tenant deposits

In April 2022, the IFRIC issued an Agenda Decision in relation to Demand Depasits with Contractual Rastrictions in Use, clarfying
that deposits of this nature meet the definition of cash and cash eqguivalents under 1AS 7 ‘Statement of Cash Flows' and should be
disclosed as Tenant deposits within cash and cash equivalents. For the year ended 31 March 2022, the Group recognised £4m of
rental deposits within debtors and identified a further £33m of service charge deposits not previcusly recognised on the Group's
consolidated balance sheet, as both meeting the amended defmition of a demand deposit. The service charge deposits were
previously 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 equivalents, with a restatement to the 31 March 2022 prior year comparative of £37m.

As part of this reassessment, the Group will also recognise service charge income and expense related cash flows within the
consolidated statement of cash flows, within the income received from tenants and operating expenses paid to suppliers and
employees of E61m respectively, with a restatement to the year ended 31 March 2022 prior year comparative.
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1 Basis of preparation, significant accounting policies and accounting judgements continued

Qpening balance Rental Tenant
31 March 2022 rastatement for concessions depasits  $1March 2092
Publishec  renial concassions Restatoment Reostaterment Restaled
L . o _ Erm o _Em £€m . _€m_ fm
Consolidated income statement (extract)
Revenue 10 - 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 (extri;é'-c-)_" o
Investments in joint ventures 2,5N 7 3 - 2,51
Debtors 39 23 2 (4) 60
Cash and cash equivalents 74 - - 37 m
Creditors (245) - - {33) (278)
Retained earnings 4,259 30 5 - 4,994
Net assets 6,733 30 = - 6,768
Consolidated statement of cash flows (extract) T
Income received from tenants 358 - - 61 419
Operating expenses paid te supphers and employees (140) - - (61 (201
Cash and cash eguivalents at 1 April 154 - - 37 121
Cash and cash eguivalents at 31 March 74 - - 37 m
Cash and cash equivalents consist of:
Tenant deposits - - - 37 37
Performance measures (Note 2) T
Underlying Profit {Table A} 251 - (43 - 247
EPRA Net Tangible Assets o 771 30 5 - 6806
7 - - 7 e o - T poncoe o fo:nce pel’\_CC . . pcm:e____ o D_CF\CE
Underlying diluted earnings per share a T 274 - (0.4 - 270
EPRA Net Tangible Assets per share 727 4 <), - 730

2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying earnings per share, the European Pubhc 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 1s shown within
the supplementary disciosures (Table B).

EPRA earnings per share is calculated using EPRA earnings, which 1s 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 instrurnants and associated close-out costs and their related taxation

Underlying earnings per share is caiculated using Underlying Profit adjusted for underlying taxation (see Note 7), with the difutive
measure being the primary disclosure measure used. Underlying Profit is the pre-tax EPRA earnings measure, with additional
Company adjustments for items which are considered to be unusual and/or significant by virtue of their size and nature. No
Company adjustments were made in the current 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 exciuded from the calculation of Underlying
Profit (see Ngote 3 and Note 8, respectively, for further details). There was no tax effect of these Company adjusted itermns.
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FINANCIAL STATEMENTS continucd

Notes to the Accounts continued

2 Performance measures continued

Restatec’
2023 = ~ R o 2007 .
Refleyant Reh—;var‘wt )
Relevant number Earnings Relevant number Farrngs

. aarnings of shares per share earnngs o* shares Eor share
Earnings per share £ million pence £ T pence
Undetrlying
Underlying basic 263 927 28.4 281 Q27 271
Underlying diluted i S . _ . 263 _ 930 283 251 930 27.0
EPRA
EPRA basic 263 927 28.4 234 927 253
EPRA diluted . . o ) ) 263 330 283 234 930 252
IFRS
Basic (1,038) 927 (Mmz.o> 963 827 103.8
Diluted (1,038) 927 (112.0) 963 930 103.5

1. Prior year comparatives have bean restated for a change in accounting policy in respect of rental concesstons. Refer to Note 1 for Further information.

Net asset value

The Group measures financial position with reference to EPRA Net Tangible Assets (NTA}, Net Reinvestment Value (NRV) and
Net Disposal Value (NDV). The net assets and nurmber of shares for each performance measure are shown below. A reconciiiation
between IFRS net assets and the three EPRA net asset valuation metrics, and the relevant number of shares for each performance
measure, is shown within the supplementary disciosures (Table B). EPRA NTA js a measure that 1s based on IFRS netl assets
excluding the mark-to-market on derivatives and related debt adjustments, the carrying value of intangibles, as well as deferred

taxation on property and derivative valuations. The metric includes the valuation surplus on trading properties and is adjusted for
the dilutive impact of share options.

Rostated”
Lo 2022
o Relevant Met asset 77T Relavant | Notassel
Relevant Rumber value per Relevant number vaue per
net assets of shares share net assets of shares share
Net asset value per share £m million pance £m minon perce
EPRA
EPRA NTA 5,487 933 588 6,806 932 720
EPRA NRV 6,029 933 646 7.438 932 798
EPRANDV - . 5,658 933 808 6577 932 708
IFRS
Basic 5,525 927 596 6,768 927 730
Diluted 5,525 933 592 6,768 932 726

1. Prior year comparatives have bean restated for a change in accounting policies 10 respect of rental concessions and tenant deposits. Refer ta 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.

Restated

2023 . . o 202z .
Movement in Movament n
NTA per Dividend per Tatal NTA per  Dredond per Tota
share share paid accounting share share pad accountng
pence pence return pence pence rewrn
Total accounting return (142) 232 {16.3%) 78 16.96 14.6%

1 Pror year comparatives have been restatad for a change in accounting policies in respect of rental concessions ard tenant deposits Refer to Note | fer

further informat:on
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3 Revenue and costs

Rasiated’
) 2023 ) ) 2022
Capital Capitai
Underlying and other Total Underlying and other Total
R . EBm_ __ Em Em  Em L Em Fm
Rent receivable S 306 - 306 332 - 332
Spreading of tenant incentives and contracted rent increases 15 - 15 7 - 7
Surrender premia® I B (29) (28)
Gross rental income I 322 - 322 340
Trading property sales proceeds o - - - -
Service charge income 59 - a2
Manageneil and perfonnance fees (From joint ventures) 13 - 9
Other fees and commissions 24 - B -~
Revenue T 418 ) - 432
Trading propaorty cost of sales - - - - [¢=)) )
Service charge expenses (50) - (50) (55} - (55)
Property operating expenses (37> - 37 (54) - (54>
Release (provisions) for impairment of trade debtors and
accrued income n - n Q) - m
(Provisions) release for impairment of tenant incentives and
contracted rent increases (2) - (2) 3 - 3
Other fees and commissiohs expenses o sy - 19} an - a7
Costs T 97 - N (24 ) (133)
T T T 321 - 321 308 29 279

1 Prior year comparatives have bean restated for a change in accounting palicy in respect of rental congessions. Refer to Note 1 for further information.

2. In the prior year, on 31 August 202, the Group undertook a leasing transaction with two unrelated parties in refation to one of its iInvestment properties.
The transaction was commearcially beneficial and resulted in an overall increase in the net assets of the Group It invelved a £29m paymentl 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
arother party, meaning the transaction was cash neutral |n ine with the requirements of IFRS 16, and due to the unrefated parties in the transaction, the Group
18 required to account for the slements of the transaction separately, and as such an associated £29m surrender premium payment was recognised in ful!
through the income statement in the year Owing to the unusual and significant size and nature of the payment and in line with the Group’s accounting polices
the payment has been includad within the Capital and other column of the Income statement. The premium recognised as deferred income on the balance
sheet as at 31 March 2023 within other non-current liabilities was £25m (2021/22; £27m) (see Note 15).

The cash element of net rental income (gross rental iIncome less property operating expenses) recognised during the year ended
31 March 2023 from properties which were not subject te a security interest was £238m (2021/22: £232m). Property operating
expenses relating to investment properties that did not generate any rental income were £nil (2021/22° £nil). Contingent rents

of £9m (2021/22° £6m) that contain a variable lease payment were recognised in the year.

Further detail on the provision for impairment of trade debtors, accrued income, tenant incentives and coentracted rent increases is
disclosed in Note 10 and Note 13.

4 Valuation movements on property

Restatoa’
2023 2022
o o o 7 = - _ £m - . r_:m

Consolidated income statement
Revaluation of properties (798) 475
Revaluation of properties held by joint ventures accounted for using the equity method’ 567y 167
a3es) _ = 642

1 Prior year comparative has been restated for a change in accounting policy 1h respect of rental concessions Refer to Note 1 for further information
2. Comprises net valuation movement debit of ES67m (2021/22: credil of £115m) and realisation of gain on disposal of assets into jaint ventures of £nil (2021/22
credit of £52m), disclosed in further detail in Note 11
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5 Auditors’ remuneration
PricewaterhouseCoopers LLP

The Britisn Land Company PLC Q0821820

2023 2022
£m £m

0.5
o
06
0.2
08
Other fees - _
Other services . o - L
Total j 0.9 o8
6 Net financing income
2023 2022
N - _._Em . Em
Undei—lying )
Financing charges
Facilities and overdrafts (28) (20}
Derivatives 28 29
Other loans (72) (68)
Obligations under head leases (3> (3
(75) (82)
Development interest capitalised 13 7
(62) (55)
Financing income
Deposits, securities and liquid investments 2 -
2 —
Ng_t_ﬂnéncing charges ~ Underlying o ) 60y (55)
Capitél and oiher
Financing charges
Valuation movement on fair value hedge accounted derivatives' - (&67)
Valuation movement on fair value hedge accounted debt’ - 81
Valuation movement oh non-hedge accounted derivatives - [Q)]
- (€]
Financing income
Valuation movements an translation of foreign currency debt and investments 1 -
Valuation mavement on fair value hedge accounted derivatives' 27) -
Valuation movement on fair value hedge accounted debt’ 33 -
Reclassification of foreign exchange differences on disposal of subsidiary net investment from equity” - 12
Valuation movement onh non-hedge accounted derivatives R :1 .55
88 67
o T s 0
Net f'i-n.-ancingmacome
Total financing income 80 57
Total financing charges . (62) (62
Net financing income 28 5

1 The difference between valuation movemeant on designated farr value hedge accounted derivatives (hedging instruments) and the valuation movement on fair
value hedge accounted debt (hedged item) represents hedge ineffectiveness for the year of a credit of £6m (2021/22: a detit of £6m)
2 £nil (2021/22. £12m) has been reclassified from the hedging and translation reserve to the income statement, relating to curmulative foreign exchange gains on

dispasal of the net investment in a foreign subsidiary.

Interest payable on unsecured bank lcans and related interest rate derivatives was £16m (2021/22: £13m). interest on development
expenditure 1s 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%).
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7 Taxation

Taication-_-f_e-kbéh";e) income
Current taxation
Underlying Profit

Current period UK corporation taxation (2022/23:19%; 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 corparation taxahon (2022/23 19%; 2021/22 19%)
Capital and other profit adjustments in respect of prior periods

Total current Capital and other profit taxation income (expense)

Total current taxation (expense) income
Deferred taxation on revaluation of derivatives

Group total taxation (expense) income
Attributable to joint ventures®

Total taxation (expense) incom

Taxation reconciliation

(Loss) profit on ordinary activities before taxation

Less: Loss (prafit) attributable to joint ventures

Group (loss) profit on ordinary activities before taxation

Taxation on loss (profit) on ordinary activities at UK corporation taxation rate of 19% (2021/22: 19%)

Effects of:

- REIT exempt income and (losses) gains

- Taxation losses

~ Deferred taxation on revaluation of derivatives
- Adjustments in respect of prior years

Group total taxation (expenéé) income

The Batisa Land Company PLC DGe21920

Restaleas

2023 2022
£m . fm
2) 2
_ &
M. 4
- (2
- 77{2)

m 2
. . -
(5) 2

- ,: 2

963
@47)
716
(136}

(125) 126
15 9
(C)) -

3 3
() 2

1 Prior year comparatives have been restated for 2 change In accounting policy in respect of rental concessions. Refer to Note 1 for further information.
2. Current taxation expense of £nil (2021/22: £rul) and a deferred taxation expense of £nil (2023/22: Enil) arose on profits attributabie to joint ventures.

Taxation expense attributable to Underlying Profit for the year ended 31 March 2023 was £lm (2027/22: £4m income). Taxation
expense attributable to Capital and other profit was Enil (2021/22: £2m expense). Corporation tax receivable as at 31 March 2023
was £2m (2021/22° £3m recelvable) as shown on the consolidated balance sheet. Deferred taxation expense on the revaluation of

derivatives attributable to Capital and other profit was £4m (2021/22: £nif).

A RE!T is required to pay Property Income Distributions (PIDs) of at least 90% of the taxable profits from its UK property rental

business within 12 months of the end of each accounting period.
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FINANCIAL STATEMENTS conlinued

Notes to the Accounts continued

8 Staff costs

. i 2023 2022
Staff costs (including Directors) - - e e LEm o
Wéges and salaries T B 62 59
Social security costs 8 2
Pension costs 5 5
Equity-settled share-based payments o ) 7 7

""""""" i 82 79

The average monthly number of employees of the Company during the year was 356 (2021/22: 344). The average monthly number
of Group employees, including those employed directly at the Group's preperties and their costs recharged to tenants, was 647
(2021/22: 636)

For the year ended 31 March 2023, the average monthly number of employees of the Company within each category of persons
employed was as follows: Campuses: 39: Retaill & Fulfiiment: 33; Developments: 38; Storey: 7; Support Functions: 239. The average
manthly number of employees of the Group within cach category of persons employed was as follows: Campuses: 39; Retail &
Fulfilment: 33; Developments: 38; Storey: 7; Support Functions: 239; Property Management; 281

For the year ended 31 March 2022, the average monthly number of employees of the Company within each category of personsg
employed was a follows: Campusas: 36; Retall & Fulfiment: 29; Develapments: 41; Storey. 9; Support Functions: 229. The averaga
monthly number of employees of the Group within each category of persons employed was as follows: Campuses: 36; Retaill &
Fulfilment: 29; Developments: 41, Storey: 9 Support Functions: 229; Property Management: 292.

The Executive Directors and Non-Executive Directors are the key management personngl. Their emoluments are disclosed in the
Rermuneration Report on pages 141 te 159

Staff costs
The Group’s equity-settled share-based payments compnise the following:

Scheme Fair value measure

Long-Term Incentive Plan (LTIP) Monte Carle model simulatien and Black-Schales option valuation models
Restricted Share Plan {(RSP) Market value at grant date

Save As You Earn schemes (SAYE) Black-Scholes option valuation model

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, taking
account of expected porformance against the relevant performance targets and service periods, which are discussed in further datall
n the Remuneration Report,

During the year and the pricr year the Group granted performance shares under its Long-Term Incentive Plan scheme. Performance
canditions are meaasured over a three-vear period and depending on the year of grant, are a weighted blend of Total Shareholider
Return (TSR), Total Property Return (TPR), Total Accounting Return {TAR) and ESG measures (see Directors’ Remuneration Report
for details). For non-market-based performance conditions, the Group uses a Black-Scholes option valuation method to obtain fair
values. For market-based performance conditions, a Monte Carlo madel is used as this provides a more accurate fair value for these
performance conditions. The key inputs used to obtain fair values for LTIP awards are shown below.

19 July 2022 T 22ueme202t 2 Algust 2021 1 September 2021

Awards with Awards with Awards wth Awards with Awards with Awards wth

helding no halding hold ng no hading hoia ng no holoing

. - .- .. Period . . peried .. panod Feriod ..peros .. penos

Share prnice £4.71 £4.7 £517 £5.17 £5.20 £5.42
Exercise price £0.00 £0.00 EO.CO £0.00 £0.00 £0.00
Expected volatilty 37.5% 37.5% 36.6% 36.6% 27.0% 37.4%
Expected term (years) k1 3 3 3 3 3
Dividend yield 0.0% 0.0% 3.0% C.0% 0.0% 0.0%
Risk free interest rate 2.0% 2.0% 02% 0.2% 0.1% 0.2%
Fair value - TSR Tranche FTSE 35C - - £236 £2.88 £2.75 £2.79
Fair value - TSR Tranche FTSE 100 - - £2.42 £2.95 £3 O £3.20
Fair value - TPR and TAR Tranches £3.81 £4.71 £4.24 £517 £4.26 £5.42
Fair value - ESG Tranche £3.81 £4.71 - - - -

Movements in shares and options are given in Note 20,
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9 Pensions

The Britisih | ana Caompany PLC 00621920

Ine Bntish Land Group of Companigs Pension Scheme (‘the scheme™) is the principal defined benefit pension scheme in the Group.
The assets of the scheme are hald 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 scherme

closed to future accrual effective 1 September 2020,

The Group has two other small defined benefit pension schemes. There are also two Defined Contribution Pension Schemes.

Contritrutions to these schemes are at a flat rate of salary and are paid by the Company.

The total net pension cost chargaed for the vear was £5m (2021/22; £5m), all of which relates to defined contribution glans.

The last full actuarial valuation of the scheme was performed by the scheme actuary, First Actuarial LLP, as at 31 March 2021, The
employer does not expect to make any payments during the year to 31 March 2024 The major assumptions used for the actuarial

valuation were:

Discount rate
Salary inflation
Pensions increase
Price inflation

2023 2022 2021 2020 2019
% p.a. %pa % pa %pa _ %pa
4.7 2.7 20 23 2.4

- - - 3.9 4.8
3.4 37 34 25 2.3
3.5 3.9 35 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. For a member who retires in 2040 at age 60, the assumptions are that they will live on average for a
further 29.4 years after retirement if they are male and for a further 31.2 years after retirement if they are female.

Composition of scheme assets

Equities . mmommnnmn e
Diversified growth funds
Other assets

Total scheme asset

2023 2022
€m L Em

B 25 37
4 20

83 121

) Ty 178

97% of the scheme assets are quoted in an active market. All unguoted scheme assets sit within equities.

The amount included in the balance sheet arsing from the Group's obligations in respect of its defined benefit schemes 1s as follows:

Prasent value of defined scheme abligaticns
Fair value of scheme assets

lrrecoverable surplrusr'r o N -
Amount recognised on the balance sheet

2023 2022 2021 2020 019
£m £m £m £m £m
(87) {125) (152 3N 147>
17 178 78 161 B0
(30} (53 (263 4%

(30)

1. The net defined benefit asset must be measured at the lower of the surplus in the defined benafit schemes and the asset ceiling. The asset ceiling is the present
value of any economic benefits avaifable in the form of refunds from the schemas or reductions to future contributions to the schemes. The asset ceiling of tha
Group's defined banefit schemas is Enil (2021/22 £a1l), therefore the surplus in the defined benefit schemes of £30m (2021/22: £53m) is irrecoverable.

The sensitivities of the defined henefit obiigation in relation to the major actuarial assumptions used to measure scheme liabilities are

as follows:
Tr’!ic'r'casc (dégrcaﬁu) n
ccf_::\ec sgr_f_c_\_[_v_n_c_ obhga_{__c_ms

. Change in 2023 2022
Assumption n B - } _ assumplion £m _Em
Discount rate +0.5% (6) [€))]
Salary inflation +0.5% - -
RPt inflaticn +0.5% 5 7
Assumed life expectancy +1 year 3 4
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Notes to the Accounts continued

9 Pensions continued
History of experience gains and losses

2023 2022 2021 2020 2019
- ——— e [—— m—— - e pp—— . F s — Em . - £m [E—— £m R £m ————— Em
Total actuarial (loss) gain recognised in the consolidated
statement of comprehensive income o = - a3z - -
Percentage of present value on scheme liabilities - - (8.6%) (G 3%) 01%
1 Movements stated after adjusting for irrecoverability of any surplus.
2. Cumylative loss recognised in the statement of comprehensive Incame is £53m (2021/22: £53m)
Mavements in the present value of defined benefit cbligations were as follows
o o B T T " 2023 2022
S : — e . e A P e £m B
At 1 April T 125) (152)
Current service cost - -
Curtailment gain - i
Interest cost 3 (&)
Actuarial gain (loss)
Gain (ioss) from change in financial assumptions 32 15
Gain on scheme habilities ansing from experience - -
Benefits paid e - e . e 9 .. 15
At 31 March T (87) (125)
Movements in the fair value of the scheme assets were as follows:
. —— - .. R . P o R - A o33 555
£m £m
AtTAprl 178 178
Interest income on scheme assets 5 3
Contributions by employer - -
Actuarnal {loss) gain (37) 12
Benefits paid : —— . e - — oo e ) _asy
At 31 March 17 178

Through its defined benefit plans, the Group is exposed te a number of risks, the most 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, although
axpocted to outperform corporate bonds in the fong term, create volatility and risk in the short term. The aliocation 1o growth assets
is monitored to ensure it remains appropriate given the scheme’s leng term objectives.

Changes in bond vyields
A decrease in corporate bond yields will increase the value placed on the scheme’s habilities for accounting purpases, although this
will be partially offset by an increase in the vajue of the scheme's bond holdings,

inflation risk

The majornity of the schame's benefit obligations are linked to inflation, and higher inflation will lead to higher liabilities (although, in
most cases, caps on the level of inflationary increases are in place to protect against extreme inflation). The majonty of the assots are
either unaffected by or only loosely correlated with inflation, meaning that an increase in inflation will also decreasa the surplus.

Life expectancy
The majerity of the scheme's obligations are to provide benefits for the Iife of the member, so increases in ife expectancy will result
In an increase in the liabilities.
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10 Property

Property raconciliation for the year ended 31 March 2023

Carrying value at 1 April 2022~
Additions

- property purchases

- development expenditure

- capitalised interest and staff costs

- capital expenditure on asset management initiatives

Disposals
Reclassifications
Revaluations mncluded in income statement

Movement in tenant incentives and contracted rent uplift

palances
Carrying value at 31 March 2023
Lease liabilities {Notes 14 and 15)'

Less valuation surpius on right-of-use assets’

Valuation surplus on trading properties

Group property portfolio valuation at 31 March 2023

Non-controiling interests

Group property portfolio valuation at 31 March 2023

attributable to shareholders

Campuses
Level 3
£m

3,477

18

18

(20}
(328)

15

(929)

12,233

Retait &
Fulfilment
Level 2
£m

2,850

a
2,61

Investment and

Developmants
Level 3
_Em

705

59
146
13

1

219
an

51
Q3n

_ 833

developmant
properties
Level 3

£m

7,032

158
152
13
B2
385

(945)

(798)

Trading
properties
Em

18

The Brimsh Land Company PLC 00621920

“(945)

(798)

.. 3
5,699
(102)

(9)

5,595

0%

5,582

1. The £24m difference between |case liabitities of £102m and £126m per Notes 14 and 15 ralates to a £24m lease liability where the right-of-use asset s classified

as property, plant and equipment,

bS]

Relates to properties held under leasing agraements. The fair value of right-of -use assets is determined by calculating the present value of net rantal cash flows

over the term of the lease agreements, IFRS 16 right-of-use assets are not externaliy valued, their fair values are determined by management, and are therefore

nat includad in the Group property portfolio valuation of £5,595m above

Additions include capital expenditure in response to climate change, in line with our Sustainability Strategy to reduce both the
embedied carbon in our developments and the operational carbon across the Group's standing property portfolio. For further
details, refer to the Sustainability section of the Strategic Report on pages 70 to 103.

On 19 July 2022, the Groun entered into a Joint Venture Agreement with GIC in relation to the majority of the Paddington Central
Campus, resulting in the disposal of £934m of investment and development properties and £2m of property, plant and eguipment
with a resulting loss in the Capita! and other column of the consoldated income statement of £19m for the year ended

31 March 2023,
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

10 Property continued
Property reconciliation for the year ended 31 March 2022 (Restated”)

Investment and

Retall & development Owner-
Campuscs Fuwhlment Develoomonts propertas Trad:ng oceuplad
Level 3 Level 3 | evel 3 Levai d Bropers.es Level 3 Tata
— . I N [ Em B Em e B Em . Em, LEm
Carrying value at 1 April 2021 3,465 2,139 722 £,326 26 2 6,354
Additions
- property purchases (i) 486 - 536 - - 556
- development expenduture" G4 3 124 191 - - il
- capitalised interest and staff costs 2 - & g - - 8
- capital expenditure on asset
management initiatives 5 13 - 18 - - 18
- right-of-use assets 4 - -~ 4 - T 4
185 502 130 817 - - 817
Disposals (501 04) ~ (605) (8) (2 (815
Reclassifications 181 - a8n - - - -
Revaluations mciuded in income statement 126 315 34 475 - - 475
Movement in tenant incentives and contracted
rent uplift balances ) 2 2 ] - e - - e
Carrying value at 31 March 2022 3477 2850 705 7,032 18 - 7050
Lease lsbilities (Notes 14 and15* (105)
Less valuaticn surplus on rnight-of-use assets® [¢))
Valuation surplus on trading properties o 7 S 3 8
Group property portfolic valuationat S ’ '
31 March 2022 6,944
Non-controlling interests . L . _ (15
Group property portfolio valuation at - )
31 March 2022 attributable to shareholders 6,929

1. Prior year comparatives have been restated for 3 change in accounting policy 1n respect of rantal concessions This restatement has resuited in an equal and
opposite adiustment of £4m to the ‘Revaluations included in income statement’ and ‘Movement in tenant incentives and contracted rent uphft balances' lines.

Refer to Note 1 for further information.

Development expenditure inciudes government grants received for the davelopment of affordable and social housing of £4m

The £26m difference between lease liabilhties of £105m and £131m per Notes 14 and 15 relates to a £26m lease liability where the right-of-use asset is classified as

property, plant and eguipment.

Relates to properties held under leasing agreements The fair value of right-of-use assets is determined by calculating the present value of net rental cash flows

aver the term of the lease agreements. IFRS 16 right-of-use assets are not externally valued, their fair values are determined by management, and are therefore

not included in the Group property portfolio valuation of £6,944m above.

i N

Fy

In the prior year, the Group entered into a Joint Venture Agreement with AustralianSuper on 7 March 2022 m relation to the Canada
Water Campus, resulting in the Group disposing of £474m of investment and development properties and a resulting gain in the
Capital and other column of the consolidated income statement of £44m for the year ended 31 March 2022

Property valuation
The different valuation method levels are defined below:

Level 1: Quoted prices (unadjusted) in active markets for identical assets or liabilities.

Level 2: Inputs other than quoted prices included within Level 1that are observable for the asset or liability, either directly
(i.e. as prices) or indirectly (i.e. derived from prices).

Level 3: Inputs for the assat or liability that are not based on observable market data (unobservable inputs).

These levels are specified in accordance with IFRS 13 “Fair Value Measurement’. Property valuations are inherently subjective as they
are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasons, and consistent
with EPRA's guidance, we have classified the valuations of our property portfolio as Leve! 3 as defined by IFRS 13, The inputs to the
valuations are defined as 'uncbservabie’ by IFRS 13, These key unobservable inputs are net eguivalent yield and estimated rental
values for investment properties, and costs to complete for development properties, Further analysis and sensitivity disclosures

of these key unobservable inputs have been included on the following pages. There were no transfers between levels in the year.

The Group's total property portfolio was valued by external valuers on the basis of fair value, in accordance with the RICS Valuation
- Global Standards 2022, published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The information provided to tha valiiers, And the assunplions and vatuation modeis used by Lhe valuers, are reviewed by the
proporty portfolio tham. the Head of Real Estate, the Chief Financial Officer and the Chief Executive Officer. The valuors meet with
the external auditor and also present directly to the Audit Committee at the interim and year-end review of results. Further details
of the Audit Committee’s responsibilities in relation to valuations can be found in the Report of the Audit Committee on pages 132 to 140.

Investment properties, excluding properties held for development, are valued by adopting the ‘investment method’ of valuation.
This approach involves applying capitalisation yields to current and future rentai streams net of income voids arising from vacancies
or rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable
prowerty and teasing transactions in the market using the valuers' professicnal judgement and market obsorvation. 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 13 the ‘residual 1ielhod” of valuation, which 1s the investrment method of
valuation as described above, with a deduction for all costs necessary to complete the develepment, including a notionsl finance
cost, together with a further allowance for remaining risk. Properties held for development are generally valued by adopting

the higher of the residual method of valuation, allowing for alt associated risks, or the investment method of valuation for the
existing asset.

The valuers of the Groug's property portfolic have a working knowledge of the various ways that sustainability and Environmental,

Sacial 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 legislation to achieve sustainability and Environmental, Social and Governance targets; and
- risks reflecting the views and needs of market participants.

The Group has shared recently conducted physical climate and transitional risk assessments with the valuers which they have
reviewed and taken into consideration to the extent that current market participants would.

Valuers observe, assess and monitor evidence from market activities, including market {investor) sentiment on issues such as
longer term chsolescence and, whare known, future Environmaental, Social and Governance related risks and issues which may
include, for exampie, the market's approach to capital expenditure required to mantain the utility of the asset. In the absence of
reliable benchmarking data and indices for estimating costs, specialist advice on cost management may be required which is usually
agreed with the valuer in the terms of engagement and without which reascnable estimates/assumptions may be needed to
properly reflect market expectations in arriving at the Opinion of Value.
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10 Property continued
A breakdown of valuations split between the Group and its share of joint veniures is shown below:

2023 ) o 7 2022

Joint Jamt
Group ventures Total Sroup vantures Totai
- A . . . R . R B _ . . £m £m o £m _Em £m £m
Knight Frank LLP 801 217 1,018 1.387 37 1,424
CBRE 1,492 47 1,963 1906 448 2,354
Jones Lang LaSalle 2,872 556 3,528 3,330 638 1,968
Cushman & Wakefield 330 2,072 2,402 321 2.415 2,736
Total property portfolio valuation 5,595 3,316 8,91 6,944 3538 10,482
Non-controlling intercsts {13) - Q3 %) - 53

Total property portfolio valuation attributable to

shareholders’' 5,582 3,316 8,898 6,929 3,538 10,467

T. The total property portfolio valuation for joint ventures is £3,.316m (2021/22° £3,538m), compared to the total investrnent and trading properties of £3.334m
(2021/22: £3,545m) disclosed in Note 11. The £3.316m (2021/22. £3,545m) includes £23m (2021/22: £12m) of trading properties and excludes £18m (2021/22
£19m) of headieases, both at Group share.

Fai’sl;a::‘e ﬂl: ERV persq ft } Equivalent yield Casts to complete par s ft
arc e e RRY [ B ylele. ... e Fomgicie
2023 Valuatian Min Max  Average Min Max Average Min Max Average
Investment . Em . technigus LEOEL 8 % % % &8 _ £ F
Campuses Investment
2,183 methodology 9 141 58 4 7 5 - 158 28
Retail & Fulfilment Investment
2,580 methodology 2 32 19 4 18 7 - 44 6
Developments Residual
e 833 methodology 28 %8 70 5. & 5 273 1,048 645
Total 5,566
Trading properties
at fair value B 29 . R B L
Group property
portfolio valuation 5,595

Fair vaiue a* ERV per sq ft Equivaient yield Cosis to corrpiote per sg ft
<1 Mareh Y . et . serrplete a!
20;2 Valuat.on M.n Max Average Mn Max  Average Min Max  Average
Investment . _Em _ _ techngue £ E N T ) % £ £ £
Campuses Investment
3419 methodology 9 152 56 34 6.8 4.4 - 234 24
Retail & Fulfilment Investment
2,794 methodology 2 30 17 2.2 1321 57 - 36 7
Developments Residual
e _ .. 705 methodology 27 B 5 44 45 44 214 B2 39
Totat 6,918
Trading properties
at fair value B B 7 26 B B }
Group property
portfolio valuation 6,944
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Informatlon abgout the impact ot changes in unobiservable inputs {Level 3} on the fair vaiue ot the Group’s property

portfolio for the year ended 31 March 2023

Fair value at Impact on valuations

Impact on valuations

{mpact an valuatiens

31 March 2023 +5% ERV -5% ERY -25bps NEY +25bps NEY -5% costs +5% costs

N Ernr _ ,E,m Em o - £m . ET_ . fm £m
Campuses’ 2,182 80 (80 123 (112) - -
Retail & Fulfilment 2,580 103 (101) 01 (96) - -
Developments o B33 88 g0y 104 {95) 36 37
Group propertyf;iorti‘olio valuation B 5,595 27N (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

Far value a* Impact on valuations Impact an valuatons Impact on vauations

31 March 2022 ~5% LRV 5% £y -25bps NEY  +25hps NEY ~5% costs +5% CO5ts

£m £m £m £m Frn £rm Errn

Carnpusr—:-s1 3,445 130 (128) 223 [q):2)] 3 (3
Retail & Fulfilment 2794 ns M4y 144 Q273 ? (2>
Developments. B 705 59 59 85 78y 39 (38)
Group property portfolio vatuation 6,944 304 (302) 452 (402> a4 (43)

L Includes trading properties at fair value
All other factors being equal:

- a higher equivalent yield or discount rate would lead to a decrease in the valuation of an asset;
- an |ncrease In the current or estimated future rental stream would have the effect of increasing the capital value; and
- an increase in the costs to complete would lead to a decrease n the valuation of an asset.

However, there are interrelationships between the uncbservahle 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 proviston of £20m (2021/22: £19m) has been made for impairment of tenant incentives and contracted rent uplift kalances
{contracted rents). The charge to the income statement in relation to write-offs and provisions for impairment for tenant incentives
and contracted rents was £2m (2021/22: credit of £3m) (see Note 3). The Directors consider that the carrying amount of tenant
incentives is agproximate 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.

T 2023 _ . -
Campuses Retail & Fulhlment '_1'n_t_al
Tenant o Net tenant tanant Net tenant Tenant Net tenant
R incentives' Pravision incentives incentives' Provision incentives incentives' Provision incentives Percentage
Credit risk B £m  Em Em _ Em Em £m Em  Em £m_ provided®
CVA’/Administration - - - - - - - - - 100%
High 2 2) - 18 an 1 20 9) 1 95%
Medium 3 - 9 4} 8 12 m n 8%
Low o 79 - 79 a4 - 44 125 - 123 0%
Total Group 84 2 82 no 8) 53 155 (20) 135 13%
Joint ventures i -1 ) 77 17 (4 13 102 2y 90 %
Total 169 (10) 159 88 (22) 66 257 (32) 225 12%

1. The tenant incentives balance includes contracted rent increascs

2. Company Voluntary Arrangements.

3 The percentage provided is calculated using the unrounded toenant incentive and provision balance,
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Restated’
——— e — 2022 e n - —— - e
Campuses Reta:l & Fuifilment Total
Tenant et tonant Tenant Met tenant Tenant Net tenant

neentives? Provisian neantivas incentves’ Provsion meentives incensves? Provision incentivas  Percantage
Crgdlt risk - Frr __Em £m B £m £m £m Em £m __Em provided*
CVA*/Administration - - - 4 €] - 4 (4) - 100%
High 1 [©)] - 15 (133 16 (14) 2 88%
Medium 1 - 1 8 )] 9 Q)] 8 %
Low o ) 83 - 48 - 132 - 132 -
Total Grpup ) 7 . ‘557 (T) 76 . 8) 761 (_19_) 142 - 72_0/? '
Joint ventures o 76 (€] 7 20 (s 26 8) 838 8%
Total 161 (4 157 g6 (23) 257 (27) 230 %

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 The tenant incentives balance includes contracted rent increases.

3. Company Voluntary Arrangements

4. The percentage prowvided is calculated using the unrounded tenant incentive and provision 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 line with the provisionmng approach detailed in Note 1, with the key assumptions being the absolute
probabiiity of loss assumed for each credit risk rating and a tenant's assigned credit risk rating. A 10% increase/decrease in the loss
rates assumed for each credit risk rating would result in a £2m increase/decrease to provisions for impairment of tenant incentives
(2021/22: £2m). This sensitivity analysis has been performed on madium and high risk tenants and tenants in CVA or Administration
only as the significant estimation uncertainty is wholly related to these.

A10% increase/decrease in the percentage share of high and low risk Retail & Fulfilment tenants’ incentives only, i.e. assuming 10%
of tenant incentives mova 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 aach credit risk rating has not been considered as management believes there is

less uncertainty associated to the assumphtion on Campuses tenants' credit risk ratings. A 10% increase or decrease reprasents
management’s assessment of the reasonable possible change in loss rates and movement in the percentage share of tenant
incentives within each credit risk rating.

The table below shows the movement in provisions for impairment of tenant incentives during the year ended 31 March 2023 on a
Group and on a proportionally consolidated basis.

: 'Pzﬂpomcnally
Group consalidated

Movement in provisions for impairment of tenant incentives (Restated') Em £m
Provisions for impairment of tenant incentives as at 1 April 2022 19 27
Write-offs of tenant incentives m 2)
Movement In provisions for impairment of tenant incentives ) 2 7
Total provision maovement recognisaed in income statement 7 2 7
Provisions for impairmé"r;iz_af tenant incentives as at 31 March 2023 T 20 32

1 Prior year comparatives nave been rastated for a change in accounting policy In respect of rental concessions Refer to Note 1 for further information,

Additional property disclosures - including covenant information

At 31 March 2023, the Group property portfolio valuation of £5,595m (2021/22: £6,944m) comprises freeholds of £2,618m (2021/22:
£3,755m); virtual freeholds of £973m (2021722 £1171m); long leaseholds of £1686m (2021/22 £1,732m); and short leasehoids of
£3183m (2021/22: £236m). The histerical cost of properties was £4.519m (2021/22; £5,020m).

Cumulative interest capitalised against investment, development and trading properties amounts to £124m (2021722 £11m).

Properties valued at £1135m (2021/22: F1,266m) wera subject to a security interest and other properties of non-recourse companies
amounted to £612m (2021/22: E649m), totalling £1,747m (2021/22. £1,915m).
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10 Property continued

Included within the property valualion s £2im (2021/22: £3my) in respect of accrued contracted rental uplift income and £153m
(2021/22: £158m restated) in respect of other tenant incentives. The balance arises through the IFRS treatment of leases contaiing
such arrangements, which requires the recognition of rental Income on a straight-line basis over the leasa term, with the difference
between this and the cash receipt changing the carrying value of the property against which revaluations are measured.

1 Joint ventures
Summary movement for the year of the investments in joint ventures

Eguty Loans Tetal
. i L Em ero_Em
At 1 April 2022 (Restated) 1,889 832 2,521
Additions 71 2N 202
Disposals (39} 1 {38)
Share of loss on ordinary activities after taxation” (410> (57} (467)
Distributions and dividends:
- Capital (30) - [&10)]
- Revenue (723 - {72)
Hedging and exchange movements N o 10 - 10
At 31 March 2023 o T T 1,419 787 2,206

1. Prior year comparatives have been restated for a change In accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1 for further
information.

2 The share of losses on ordinary activities after taxation comprises equity accounted losses of £230m and IFRS 9 impairment charges against equity investments
and loans of £237m, relating to Broadgate REIT | td (equity impairment of £129m), MSC Property Intermediate Holdings Ltd (loan impairment of £49m, equity
irmpairrment £4m), BL CW Upper L imited Partnorship (equity impairment £23m), BL West End Offices Ltd (equity impairment of £13m), Paddingten Property
investment Limited Partnership (equity impairment £10m), WOSC Partners Limited Partnarshup (ioan impairment of £6m) and USS Jaint Ventures (equity
impairment of £3m). In accordance with IFRS 9, management has assessed the racoverability of loans to joint venturas and assessed the carrying value of
inyestments in joint ventures against the net asset value Amounts due are expected to be recovered by a jaint venture selling its properties and investments
and settling financial assets, net of finanoial habllites The net asset value of a joint veniure is considered to be a reasonable approximation of the available
assets that could be realised to recover the amounts due and the requirement to recognize expected credit losses The impairrments recognised in each
joint venture are attributable to the net valuation loss recognised in the year.

On 19 July 2022, the Group entered into a new Joint Venture Agreement with GIC in relation to the majority of the Paddington
Central Campus. The transaction value of the assets transferred by the Group on the formation of the joint venture at 100% was
F924m of investment and develocpment properties and £2m of property, plant and equipment with a resulting {oss 11 the Capital
and other column of the censolidated income statement of £19m for the year ended 31 March 2023. The Group owns 25% of this
new joint venture while GiC owns the remaining 75% stake. The Group has recognised a share of the joint venture’s 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 cutlined in Note 1. The Group received £686m of cash consideration in relation to the sale of the investment
and development properties to the joint venture (net of transaction costs of £9m3, and subsequently a further £125m through

a loan repayment from the newly formed joint venture, as a result of the joint venture obtaining external debt financing. The
Group’s investment into the Paddington Central Joint Venture is principally through a shareholder loan from the Group to the

new jeint 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 disposa! 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 ventura in the
prior year,
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1 Joint ventures continued

The summarised income statements and balance shoets below and on the following page show 100% of the resuits, assets and
liabilities of joint ventures. Where necessary, these have been restated to the Group's accounting policies.

MSC Property

Aroadgate Intermeciate WOSC Partners B. Wast Fne
REIT Lxd Holdings Lte®  Lan-ted Partnership®  Offices Limited
Partners Euro Bluebell Norges Bank Norges Bank
LLP Investment Investment
— — e (GICy  Management  Management  Alfianz SE
Froperty sector City Offices Shopping Centres West End West End
- Broadgate  Meadowhall Offices
Group share j 50% 25%
Summarised income statements
Revenue® ' o o ) 245 i "9 T T ‘:’5 - -
Costs @ oy “ L)
162 59 5 19
Administrative expenses M - - -
Net interest payable (65) (26) - 5
Underlying Profit 96 33 5 14
Net valuation movement (809) (62) a7 (73)
Capital financing (charges) incomg 5 - - -
(Loss) profit on disposal of investment properties and investments - o - o - s
(Loss) prefit on ordinary activities before taxation ' (708) {29) 12}
Taxation - o - -
) pr di ' ) ol @9y o a
""""" 1© 6 -
698 ) (23) ) 2)
(349) an (5]
{48) 4) -
Investment and trading properties B 4142 702 134 464
Other non-current assets 32 - - 19
Current assets 13 9 2 2
Cash and cash equivalents 175 39 ) 5 n
Gross assets 4,362 750 141 ]
Current liabilities 107y 47y (4 (8
Bank and securitised debt (,567) (480) - (159)
Loans from joint venture partnears (895> (576) (209) {15
Other non-current liabilities - 4> 43 14)
Gross liabilities (2,669) (1,707) {217) (196)
Net assets (liabilities) o ) i 1,693 357 (78) _300
British Land share of net assets less shareholder loans 846 - - 75

USS joint ventures Include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership

Hercules Unit Trust joint vantures includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird | imited Partnership and Valentine

Co-Ownership Trust and 41 25% of Birstall Co-Ownership Trust, The balance sheet shows 50% of the assets of these joint ventures

The interest in the Deepdale Co-Ownearship Trust was disposed of on 30 Novermber 2022,

. Included in the column headed ‘Other joint ventures' are contributions from the following: BL Goodman Lirmted Partnership, Bluebutton Property Management
UK Limited, City of L ondon Office Unit Trust and Reading Gate Ratall Park Co-Ownership

4 Revenus includes gross rental income at 100% share of £359m (2021/22: £290m)

In accordance with the Group's accounting policies detalfed in Note 1, the Group recegnises 2 nil equity investment in joint ventures in a net lisbiity position at

year end.

™ S
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Padd ngton ﬂropnr-ty The SouthGate Total
BL CW Lpper Limited Investment Limited Limrited USS‘ Hercuies Unit Trost Other Total Group share
R _ . _Partaership Partnership® Partnership 1onE vonturas ol ventures® ot ventures® 2023 2023
Euro Emerald Universities
Private Limited Aviva Superannuation
AustralianSuper (GICY Investors  Scheme Group PLC S
Canada Water Paddington Shopﬁi'n'g' D Wﬂwsrﬁéppmg Retail
Campus Central Campus Centres  Centres _Parks
50% 25% 50% 50% Various
10 - 47 s 12 22 5 470 214
e RG] (23 (5) G s o= 058 . i)
4 24 8 9 19 5 314 144
(23 Q)] - - - - 4) m
- (13) m - - - Moy sn
10 7 g 19 5 200 9z
(78) (3) an (18) {2y (1,216) {567)
20 - - - - 24 8
i} T - T - T 2 S
48) 2 (2) 3 N (994) (467)
i .z - - - (6 -
{48) 2 2 3 7 (1,000) 467)
. - - - - 21 .1
a8y 2 (2) 3 ()] (979) (457)
12) 1 ) 1 (4 (457)
- - (3) (4) (39) 3 ez)
571 866 127 130 186 70 7,402 3,324
- 23 - - - 74 26
10 7 2 2 1 74 20
42 19 7 8 12 3 321 152
623 915 146 140 199 78 7.848 3532
39 (25 (7 (6) 4 (43 251 m3)
4) (510 - - - - (2,720) 1.192)
- (4293 - (3N - (683 {2,323) 0010
m ) (28) - T - .. G2 _ 82D
(44} {965) (35) 37) ) LS. (5,346)  (2,327)
579 (50) m 103 195 2502 1,205
290 - 56 52 98 2 77 T 1,419

The borrowings of joint ventures and their subsidiaries ara non-recourse to the Group. All joint venturas 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 ars incorporated in Jersey.

These financial statements include the results and financial position of the Group's interest in the Fareham Property Partnership, the 8L 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 staternents,
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11 Joint ventures continued

The Britisn Land Company PLC 00621920

The summarised Income statemeants and balance sheets below and on the following page show 100% of the results, assets and

liabilities of joint ventures. Where necessary, these have been restated to the Group's accounting policies.

Joint ventures’ summary financial statements for the year ended 31 March 2022 (Restated®)

MSC Property

Broacgate Intermediate WOSC Partners, BL West Eng
) —— ReIT Ltd Holdings Ltd® | imsted Parinership®  Offices Limitea
Partners Euro Bluebell Norges Bank Norges Bank
LLP Investment Investment
(GIC) Management  Management  Allianz S5
Property sector City Offices Shopping Centres West End West End
Broadgate Meadowhall Offices Offices
Group share 50% 50% 25% 25%
Summarised income statements T o
Revenue® 228 76 i[e} 26
Costs 7N a9 (4) )
151 57 6 19
Administrative expenses m - - -
Net interest payable (62) @7 - [C))
Underlying Profit 88 30 5] 14
Net valuation movement 220 Qa7 6) 4
Capital financing (costs) income (13> - - 9
Profit {loss) on disposal of investment properties and investments - - - -
Profit {loss) on ordinary activities before taxation 295 13 0 27
Taxation - - - -
Profit (loss) on ordinary activities after taxation 295 13 (‘ID) 27 )
QOther comprehensive income - 3 - -
Total comprehensive income {expense) 295 16 {10) 27
Realisation of gain on disposal of assets into joint ventures - | - . -
British Land share of total comprehensive income (expense) 148 8 (2) ) 7
British Land share of distributions payable 34 2 - 4
Summarised balance sheets T o
Investment and trading properties 4,829 760 149 525 B
Other non-current assets 30 - - 9
Current assets n 13 3 1
Cash and cash equivalents 164 38 5 10
Gross assets 5,034 81 157 545
Current liabilities (115) (48) (5 a2)
Bank and securitised debt (1.570) (517) - (59
Loans from joint venture partners (845) (522 (211 (53
Other non-current liabilities - 2> 4> (13
Gross liabilities e (2,531) (1,500) (2200 Qsny o
Net assets (liabilities) 2,503 (289) _8%5) 348 )
British Land share of net assets less shareholder loans 1,251 - - 87

N

USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership
Hercules Unit Trust joint ventures includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partrership and Valentine

Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trust. The balance sheet shows 50% of the assets af these joint ventures

W

Included in the column headed 'Other joint ventures' are centributions from the following: BL Goodrman Limited Partnership, Bluebutton Property Management

UK Uirmited, City of London Office Urit Trust, BL Sainsbury's Superstores | imited and Reading Gate Retail Park Co-Ownership. The Reading Gate Retail Park Co-
Ownership was acquired during the year endad 31 March 2022, with the Group acquiring a 50% share from Reassure Limited, and The National Farmers Union

Mutual Insurance Scciety Limited owning the remaimng 50% share.

4. Revenue includes gross rental income at 100% share of £290m (2020/21: £262m).

5. In accordance with the Group's accounting policies detalled in Nate 1, the Group recognises a nit equity investment in joint ventures in a net liability position at year end.

6. The Group entered into a new Joint Venture Agreement with AustralanSuper on 7 March 2022 in relation to the Canada Water Campus The transaction value of the
assets trensferred by the Group on formation of the jJont venture at 100% was £580m. On disposal of the assats into the joint ventura and in accordance with 1AS 28
‘Investments in Associates and Joint Ventures', the Group recognised a gain of E44m {nat of transaction costs of £9m) representing the gain realised to the extent of
AustralianSuper's interest in the jcint venture At the disposal date, the remaining gain of £52m relating to the Group's interest in the joint venture was unrealised and
included within the Group's Investrnent in the joint venture which was based on the carrying value of the assets transferred at the disposal date. As the assets transfarrad
relate to Investment property measurad at far value, this gain was subsequently realised and recognised when the joint venture rermeasured these assets to fair value
at 31 March 2022, The Group has also recognised its share of the joint venture’s logs of £em comparad 1o the joint vanture's total 1055 of £12m, from 7 March 2022 to

31 March 2022,
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Hercules Total
BL CW Upper uimited  The SouthGate Limitea uss Lnit Trust Other Taotal Group share
Partnership® _ Partnership _Jentventures JO\I’\‘“:{CntUrCSJ - JO:!’:\_Z__\:S!_\_EL._JI’CSS o 2022 20227
Urniversities
Aviva Superannuation
AustratianSuper Investors Scheme Group PLC
Canada Water §hi<'35pingﬂ B Shopping Retall i -
C ) Centrcs Centroe Parks
50% 50% Various
13 12 26 2 394 190
. . W 4) @ (5) T 9 58
- 9 10 21 2 275 132
- - - - - M M
- M - - - (953 47y
- g 10 21 2 179 34
2 (7 8 22 15 217 15
- - - - - (4> e
o 1 8 43 T T 195
; 1 18 43 17 195
. , , - ) . : - - A
1 18 43 17 186
- - - 52
1 10 22 8
- 3 4 12 -
565 139 140 261 83 3,545
- - - - - 7
6 3 3 1 33
- 39 9 13 3 289 141
510 151 ) 277 87 - 72,7821 3,735
{23) (7 {7 - (225) (1103
- B - - - (2,248} (1.083)
- - (€1 - 71 (1,696) (792)
B . - (28) - - o (553 (23
23) (35) 38) 73 on __. {4,222) (2,008)
B 587 116 } m__ 270 16 3,588 1,728
294 58 55 135 9 1,889
7. Total Group share of £248m compnsas the Group's share of total comprehensive income of £196rm and the realsation of gain on disposal of assets into joint ventures of £52m.
& Prior year comparative has been restated for 3 change in accounting policies in respect of rental concessions and tenant deposits, Refer to Note 1 for
further information
The barrowings of joint ventures and Lheir subsiciaries are non-recolrse to the Group All joint ventures are incorperated in the United Kingdom, with the
cxception of Broadgate REIT Limited, the Fden Walk Shopping Centre Unit Trust and the Hercules Unit Trust joint ventures which are incorporated in Jersey.
These financial statements include the resuits and financial position of the Group's interest in the Fareham Property Partnership, the BL Goodman {imited
Partnership and the Gibraltar Limited Partnership. Accordingly, advantage has been taken of the exempiions provided by Regulation 7 of the Partnership
(Accounts) Regulations 7008 not to attach the partnership accounts to these financial statements
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11 Joint ventures continued

Operating cash flows of joint ventures (Group share)

imcome received from tenants T
Qperating expensas paid to supphers and employees
Cash generated from operations

Interest paid

Interest received

UK corporation tax (paid) received

Cash inflow from operating activities

Cash inflow from operating activities deployed as:
Surplus cash retained within joint ventures

Revenue distributions per consolidated statement of cash flows

Revenue distributions split between controlling and non-controlling interests

Attributable to non-contrrﬂo?lrlriﬁg interests
Attributable to shareholders of the Company

The British Land Comparny PLC 00621820

2023
£m

2n
3%
138
47}
1
2)
90

17
73

73

Restated’
2022
£rm

194

(69)
"5

(44

1. Prior year comparatives have been restated for a change in accounting policy in respect of tenant deposits. Tha Income received from tenants and the Cperating
expenses paid to suppliers and employees have both been restated for the year ended 31 March 2022 by £41m. Refer to Note 1 for further information.

12 Other investments

Eair v-;ai.ue
through
profit or loss
,,,,,,,,, N Lo LEm
At 1 April 28
Additions 12
Revaluation and foreign currency
translation 7
Amertisation . . T
At 31 March 48

2028

Amortisad
cost
£m

4

2)
2

intangible
assets
£m

]
2

3

8

Total
Em

41
15

7
5)
58

2022
Far valyo

through Amortises Intangiblc
profit or loss cost asscts
£m £m £m

6 2 12

14 2 2

8 — -
- - ) (5

28 4 El

Total
Em

20
18

8
(5)
41

The amount included in the fair value through profit or loss relates to private eguity/venture capital investments of £48m (2021/22;
£28m) which are categorised as Level 3 in the fair value hierarchy. The fair vaiues of private equity/venture capital investments are

determined by the Directors.
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13 Debtors

Trade and othar debtors

Prepayments and accrued income

The British | ang Comaany PLC 00621920

2023
£m

22
12
34

Risoalog
2022
£m

49
n
B0

1. Prior year comparatives have been restated for a change in accounting policies in respact of rental concessions and tenant deposits. Refer to Note 1 for further

information.

Trade and other debtors are shown after deducting a provision for impairment against tenant debtors of £27rm (2021/22: £47m).
Accrued income is shown after deducting a provision for impairment of £2m (2021/22: £1m). The provision for impairment is
calculated as an expected credit loss on trade and other debters in accordance with IFRS @ as set out in Note 1.

The credit to the incorme statement for the year in relation to provisions for impairment of trade debtors and accrued income was

£11m (2021/22 £7m credit), as disclosed in Note 3.

The decrease in provisions for impairment of trade debtors and accrued income of £18m (2021/22: £15m decrease) 1s eqgual to the
credit to the income statement of £11m (2021/22: £1m debit), and write-offs of trade debtors of £7m (2021/22: £8m).

The Directors consider that the carrying amount of trade and other debtors is approximate to their fair value. Further details about
the Group’s credit risk management practices areg disclosed in Note 17.

The tables below summarise the ageing profile for tenant debtors and associated expected credit losses, grouped by credit risk
rating. The expected credit losses are determined in line with the provisioning approach detailed in Note 1.

Provisions for impairment of tenant debtors

L o 31 March 2023 . o Percantage
Tenant debiars Provision Net tenant debtor provided'
90 - 183 - 80 - 183 - 90 - 183 -
< 90 182 365 > 365 < 90 182 365 > 365 < 90 B2 365 > 365
. days days days days Total days days days days Total days days days days Total Total
(_:I‘e_dlt risk £m £m Em Em £m £m £m Em £m £m £m £m £m £m Em
CVA/
Administration - - - n 1 - - - [4})] [4))] - - - - - 100%
High 3 1 1 4 9 (@] (%)) (¢ 4) (7) 2 - - - 2 78%
Medium 1 1 - - 2 (4)] (4} - - (2) - - - - - 160%
Low 5 1 1.4 M m M @ 4 - - - 4 64%
Teotal Group 9 3 2 19 33 3 3) (2) (9 (27} 1] - - - 6 82%
Joint ventures 5 1 1 4 n 1 m [¢)] 4y (7) 4 - - - 4 64%
Total 14 4 3 23 44 (4) (4) (3) (23 {(34) 10 - - - 10 77%
1. The percentage provided s calculated using the unrounded tenant debtor and provision balance.
31 March 2022 Parcontage
. Fenant cebtors Provision R Net tanant deblor o __prowided
g0~ 183~ - } 90-  1B3 - 30 - 183 -
<90 182 385 > 365 <90 182 265 > 365 < 50 82 165 > 368
L days days days days Total days days days days Total days cays days days Tota! Total
Credit risk __fmM____€m__ Em £m £m £m Em _ fm _ £m E£rm tr _fm_ . Em_ £m e -
CVA/
Administration 2 2 5 17 26 @ (2) (52 7y  (28) = - - - E 100%
High 3 1 1 2 7 {2) Q)] m (2> (6 H - - - 1 B6%
Medium ] - 1 3 5 - - M (B (@ 1 - - - 1 80%
Low 5 2 3 5 15 (2) m (33 (&) an 3 1 - - 4 73%
Total Group il 5 10 27 53 (& (4 (0 (27) 4D 5 1 - - 8 85%
Joint ventures 7 2 2 06 17 (3 @ (@ (B U3 4 - - 4 76%
Total 18 7 12 33 70 (9) {6) a2y (33 (60) 9 1 - - 10 86%

1. The percentage provided s calculated using the unrounded tenant debtor and prowision balance.
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FINANCIAL STATEMENTS confinued

Notes to the Accounts continued

13 Debtors continued

Provisions for impairment of accrued income

Accrued income relates to concessions offered to tepants in the form of the deferral of rental payments. Rental iIncome relating to
the year ended 31 March 2023, which has not yet been invoiced, is recognised on an accruals basis in accordance with the underlying
lease. The gross accrued income as at 31 March 2023 was £3m (2021/22: £2m) with a provision of £2m (2021/22' £1m) leaving a nct
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.

Prn}’o’rrﬂonally
Group  consolidated

Movement in provisions for impairment of tenant debtors and accrued ingcome &m £m
Provisions for impairment of tenant debtors and accrued income as at 1 April 2022 47 61
Write-offs of tenant debtors (¥2] 12
Movement in provisions for impairment of tenant debtors 12) {15)
Movement in provisions for impairment of accrued income 1 2
Total provision movement recognised in income statement - o 03
Provisions for impairment of tenant debtors and accrued income as at 31 March 2023 29 36

Provisioning for impairment of trade debtors 1s considered 1o be a key source of estimaticn uncertainty at the balance sheet date
and, as a result, we include sensitivity tables, below, to illustrate the impact of changes in assurnptions on provisions for impairment
of trade debtors and accrued income recognised at the balance sheet date.

The key assumptions within the expected credit loss modal include the loss rates assumed for each credit risk rating, ageing
combination, historic experience collection rates and a tenant’'s assigned credit risk ratings. The sensitivity table, below, illustrates the
impact on provisions as a result of firstly, changing the absolute loss rate percentages for each ageing and credit risk category and
secandly, 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.

Iimpact on provisions I__mpact on provisions
10% increase in %  10% decrease 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 debtars? tenant debtors?
£Em Em £m £m Em
Provisions for impairment of tenant debtors 27 1 [e)] 1 (¢)]
Provisions for impairment of accrued income L .2 - - - -
Group total provision for impairment of tenant
debtors and accrued income 29 1 [4}) 1 [4}]
Impact on prov s ors _ ) B Im;; Er’:prcwsmns o
OIS imcrease in % 10% decrease -n %
Prow sion at 19% Increase in 10+ decreasa in share o high risk share of highr sk
451 March 2022 iass rates’ ioss rates tenant geblors® Tenant debrors®
o . Err £ £m fm BT
Pravisions for impairment of tenant debtors 46 1 @) 2 (2
Provisions for imparment of accrued income 1 - - - -
Group total provision for impairment of tenant
debtors and accrued income 47 1 QD) 2 (2)

1 This sensitivity analysis has been perforrmed on high and ow risk tenants and tenants iIn CVA or Administration only as the significant estimation uncertainty is
wholly related to these,

2 This sensitivity analysis has been performed on Retail & Fulfilment tenants only. A movement in the share of Campuses tenant debtors within cach credit risk
rating has not been cansidered as management believas thereis less uncertainty asscciated with the assumption on Campuses tenants’ credit risk ratings
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14 Creditors

Rostared”

2023 2022

£m £m

Trade creditors T S 113 74
Accruals 60 70
Deferred income 52 66
Other taxation and social security 25 25
Lease labilities 6 6
Tenant deposits , B 26 37
T B S 282 278

1

Priun yuar wurnparalives have been restated for a change 1n accounting policy 1n respect of tanant deposits. Refer to Note 1 for further information

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of
trade and other creditors is approximate to their farr value.

15 Other non-current liabilities

2023 2022

. o o L o . . _____gm £m

Lease liabilities ' N T 120 125
Deferred income ) ) 28 27
T T T - ' ' - 145 152
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

16 Deferred tax

The movement on deferred tax is as shown below:

Deferred tax assets year ended 31 March 2023

1 April Dekited to Credited 31 March
2022 income to aquity 2023
Temporary differences - 5 - 5
Deferred tax liabilities year ended 31 March 2023 o o o o
o o £m Em Em Em
Derivative revaluations B — — - e @ BRI
Net deferred tax liabilities ) T B T B - 4) T (4“)
Deferred tax assets year ended 31 March 2022 o -
1 Apri! Debited to Credited 31 March
20N nocome to equity 2022
——— J— . , PR - R o CEm £m _Em £m
Temporary differences - - o o ) o - - - -
7777777777 ) T £m - Er;_ £m Em

Net deferred tax assets (liabilities) - - - -

The following corporation tax rates have been substantively enacted: 19% effective from 1 April 2017 and 25% effactive from 1 April
2023 The deferred tax assets and liabilities have been calculated at the tax rate effective in the period that the tax is expected to
crystallise.

At 31 March 2023 the Group had capital losses of £718m (2021/22; £720m) available to offset future capital gains giving rise to an
unrecognised deferred tax asset calculated at 25% (2021/22 19%) of £180m (2021/22: £137m)

At 31 March 2023 the Group had UK revenue tax losses from previous years of E224m (2021/22: £247m) giving rise to an
unrecognised deferred tax asset calculated at 25% (2021/22- 19%) of £56m (2021/22: £47m).

The Group has recognised a net deferred tax liability on derivative revaluations of £4m (2021/22: £ni)). On a gross basis, to the
extent that future matching taxable profits are expected to arise of £9m in respect of dervative revaluations (2021/22. £nil),
defarred tax assets of £5m have bean recognised (2021/22: £nil).

dnder 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
Hestatod’
2023 2022
R . e em I . Footnate e B BT
Secured on the assets of the Group
5.264% First Mortgage Debenture Bonds 2035 325 347
5.0055% First Mortgage Amortising Debentures 2035 86 28
5.557% First Mortgage Debenture Bonds 2028 218 227
Bank loans 1 298 347
927 1,009
Unsecured
4.766% Senior US Dollar Notes 2023 2 105 101
5.003% Senior US Dollar Notes 2026 2 65 &6
3.81% Senior Notes 2028 97 jle)]
2.97% Senor Notes 2026 97 103
2.375% Steriing Unsocured 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 k1] 37
Floating Rate Senior Notes 2028 80 8O
Floating Rate Senior Notes 2034 ila ] 102
Facilities and overdrafts 342 604
1,340 1.607
Gross debt o SO .3 2287 | 2618
Interest rate and currency derivative liabilities ) 67 96
interest rate and currency derivative assets (144) (973
Cash and cash eguivalents o - o ) o 456  (125) am
Total net debt " S - 2,065 2504
MNet debt attributable to non-controlling interests T 1 1
Net debt attributable to shareholders of the Company 2,066 2,505
o B - 2,065 2,504
AMOU le under leases (NotesMandﬁ?}i ' - ) o 128 131
Total net debt {including lease liab 2,191 2635
Net debt pL:JtabIe to non-controlling interests (ir > ) - 1 1
Net debt attributable to shareholders of the Company (including lease liabilities) 2,192 2536
1. Thase are non-recourse borrowings with no recourse for repayment to other companies or assets in the Group
e Ty ' T T T o ) T 2023 - 2022
. e . . [ I e Em £m
Hercules Unit Trust ) 298 347
298 347

. Principal 2nd intorest on these borrowings were fully hedged into Sterling at a floating rate at the time of 1ssue

. The principal amount of gross debt at 31 March 2023 was £2,250m (2021/22. £2,562m). Included in this is the princigal amount of secured borrowings and other
barrowings of non-recourse companias of £933m,

4. Included in cash and cash equivalents s the cash and short term deposits of Hercules Unit Trust of £37m, of which £1m is the proportion not beneficialty owned

by the Group

5 Cash and short term deposits not subject to a security interest amount ta E8Gm (2021/22. £64m).

6. Cash and cash equivalents includes tenant deposits of £26m (2021/27: £37m).

7 Prior year comparatives have been restated for a change in accounting policy in respect of tenant deposits. Refer to Nate 1for further information.

(LI S
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

17 Net debt continued
Maturity analysis of net debt

Restatea’
2023 2022
[ . . R . Em Em
Repayable: within ane year and an demand 402 189
Between: one ahd two years -] 279
two and five years 989 854
five and ten years 386 659
ten and fifteen years 484 485
fifteen and twenty years e . T 150
1865 2427
Gross debt o 2,267 2,616
Interest rate and currency derivatives 77> m
Cash and cash equivalents 125) any
Net debt e T o - . 2,065 2,504
1. Prior yepr comparatives have been restated for a change in accounting pohicy in respect of tenant deposits, Refer to Note 1 for further information.
Fair value and book value of net debt o L
=ostated’
2023 2022
Fair value Book value Diffarence Far value Book vaiue Differance
e o . . £m Em o ﬂifmﬁ . £m . £m £rn
Debentures and unsecured bonds 1,533 1,627 (94) 1745 1665 80
Bank debt and other floating rate debt 645 640 5 L.955 951 4
Grossdebt B o 2178 2,267 (89) 2700 2616 84
Interest rate and currency derivative hiabilities o 67 67 - 96 96 -
interest rate and currency derivative assets (144) (144) - sn 97N -
Cash and cash equivalents (125) - - am -
Netdebt o S 2,065 (89 2588 4 84
Net debt attributabie to non-controlling interests 1 S R -
Net debt attributable to sharehoiders of the Company 2,066 {89) 2,589 2,505 84

1 Prior year comparatives have been restated for a change in accounting policy in respect of tenant deposits. Refer to Note 1 for further information
The fair values of debentures and unsecured bonds have been established by obtaning guoted market prices from brokers. The
bank debt and other floating rate debt has been valued assuming it couid be renegotiated at contracted margins. The derivatives

have been valued by calculating the present value of expected future cash flows, using appropriate market discount rates, by an
independent treasury adviser.

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value is
equivalent to the book value. The fair value higrarchy 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 (1 TV)

LTV is the ratio of principal amount of gross debt less cash, short term depoesits and hguid investments to the aggregate value of
properties and investments, excluding non-controlling intorests. EPRA LTV has been disclosed in Table E.

Group LTV

Restated'

2023 2022
_ £m Em
Group LTV ) ) ) ) 27.4% 262%
Principal amount of gross debt 2,250 2,562
Less debt attributable to non-canfraling intereste - -
Less cash and short term deposits (statement of cash flows)” (99) (74)
Plus cash attributable to non-controlling interests S o . | L
Total net debt for LTV calculation - o 2352 2489
Group property portfolidﬁvarrﬁétran (Note 10) 5,595 6,944
Investments in joint ventures (Note 11} 2,206 2,521
Other investments and property, plant and equipment (balance sheat)® &1 46
Less property and investments attributable to non-controlling interests _ o (13) AE)
Total assets for LTV calculation ) 7,849 9,496
Proportionally consolidated LTV L o _ o .
202% 2022
B S LM £m
Proportionally consolidated LTV - o 36.0% 329%
Principal amount of gross debt 3,448 3,648
Less debt attributable to non-controlling interests - -
Less cash and short term deposits® agh
Pius cash attributable te non-controlling interests o o - B !
Total net debt for proportional LTV calculation o ] ] 3.458
Group property 'bor'tifbﬁavérlhation (Note 10) 6,944
Share of property of joint ventures (Note 10) 3,538
Other investments and property, plant and equipment (batance sheet)® 61 46
Less property ettr_ibu_t_{a_b_lg_tq_r_m_orj-controlrlriragiirntgrrests 7 . 13) %)

Total assets for proportional LTV calculation T B9s9 10513

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. Cash and short term deposits exclude tenant deposits of £26m (2021/22: £37m).

3 The £12m (2023/22. £22m) difference between cther investrments and plant, property and equipment per the balance sheel totalling £80m (2021/27. £68m),
relates to a right-of-use asset recognised under 2 lease which is classified as property, plant and equipment which is not included within Total assets for the
purposes of the | TV caleulation.

4. Cash and short term deposits exclude tenant depasits of £49m (2021/22: £61m).
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FINANCIAL STATEMENTS cont/inued

Notes to the Accounts continued

17 Net debt continued
Net Debt to EBITDA

The British Land Company PL C 00621920

Net Debt to EBITDA is the ratio of principal amount of gross debt less cash, short term deposits and hguid investments to earnings

before interest, tax, depreciation and amortisation (EBITDA).

The Group ratio excludes non-recourse and joint venture borrowings and includes distributions and other receivables from non-

recourse companies and joint ventures.

2023 2022
= _ o - _ . _ o o _ Err_t__7 ) £m

Group Net Debt to EBITDA - - - T &4x__ 7.5«
Principal amount of gross debt 2,250 2,562
Less non-recourse borrowings {298) (347)
Less cash and short term deposits (statement of cash flows)' (99) (74)
Plus cash attributable to non-recourse companies 37 29
Total net debt for group Net Debt to EBITDA calculation 1,880 2170
Underlying Profit (Table A) 264 247
Ptus Net financing charges (Note 6) 60 55
Less Underlying Profit due to joint ventures and non-recourse companies’ (144) 1333
Plus distributions and other receivables from joint ventures and non-recourse compamess 107 97
Plus depreciation and amortisation (Table A} L 7 9
Total £EBITDA for group Net Debt to EBITDA calculation 294 275
Proportionately consolidated Net Debt to EBITDA

2023 20272

. B N — } L __Em Em

Proportionally consolidated Net Debt to EBITDA L I 8.4x 97x
Principal amount of gross debt 3,448 3648
Less cash and short term depcastts'1 (228) 191
Plus cash attributable to non-controlling interests 1 1
Total net debt for proportional Net Debt to EBITDA calculation I 320 3,458
Underlying Profit (Table Sy ’ 7 264 247
Plus Net financing chargas (Table A) m 102
Plus depreciation and amortisation (Table A) ) s 7 -9
Total EBITDA for proportional Net Debt to EBITDA caiculation 382 358

Cash and short term deposits exclude tanant depaosits of £26rm (2021/22° £37m).

N =

companies £52m (2021/22: £49m).

[

other receivables from non-recourse companies £34m (2021/22 £40m)
Cash and short term deposits exclude tenant deposits of £49m (2021/22: E6'm).

IS
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. Underlying Profit cue to joint ventures £92m (2021/22° £84m) as disclosed in the consolidated income staterment and Underlying Profit due to non-recourse
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17 Net debt continued
Rritish Land Ungocured Financial Covcnants

Fhao Bratisn L and Company PLC O0£21920

The two Binancial covenants applicable to the Group unsecured debt are shown below:

Eét ﬁ:c:)rrOWingg nottoegt_ceéd 175% of Adi@sigidi Ciai:ita] and Resre_'"rv{s:

Principal amount of gross debt

2023
£m

38% _

2,250

Less the relevant proportion of borrowings of the partly owned subsidiary/non-controlling interosts -

Less cash and short tarm deposits (statement of cash flows)y’

Net Borrowings o
Share capital and resorves (balance sheet)
Trading property surpluses (Table A)
Exceptional refinancing charges {see below)
Fair value adjustments of financial instruments (Table A)

L.ess reserves attributable to non-controlling interests (balance sheet)
Adjusted Capital and Reserves

(99
1
2,152
5,525
7
161
(44)
3
5,636

Restaied
2022
£rm

. 36%

2,562
(74
R
L2489
6,768
8
174
46
as)
6.981

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustment of
£161m (2021/22' £174m) to reflect the curnulative net amortised exceptional items relating to the refinancings in the years ended

31 March 2005, 2006 and 2007.

Principal amount of gross debt
Less cash and short term deposits not subject to a security interest
Less principal amount of secured and non-recourse borrowings
Net Unsecured Borrowings

Group property ortfolio valuation (Note 103
Investments in joint ventures and funds (Nate 1)
Other investments and property, plant and equipment (balance sheet)’
Less investments in joint ventures
Less e_l_'w_qgmp_ered assets (Note 10)
Unencumbered Assets B

2023
Em

- o
2,250
(86)
(933)
1,23
5,505
2,206
61
{2,206)

3,909

Restated’
2022
£m

0%

2,562
(64)
(985)
1513
6,944
2,521
46
(2,521

,747) _ (,915)

5,075

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. Cash and short term deposits exclude tenant deposits of £26m (2021/22: E4A7m).
3

The £19m (2021/22: £22m) difforance betwean other investrments and piant, property and equipment per the balance sheet totalling £8Qm (2021/22: £68m),

retates to a right-of-use asset recognisad under a lease which is classified as property, plant and eguipment which is not included within Total assets for the

purpoeses of the LTV calculation.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

17 Net debt continued
Reconciliation of movement in Group net debt for the year ended 31 March 2023

Arrangement
Restated’ Farelgn cost
2022 Cash flows Transfers® axchange Fair value amortisation 2023
l{m £m £m £m €m £m £m
Short term borrowings 189 (180) 402 - - 1 402
Long term borrowings 2,427 (123) (4C2) 20 (585) {2) 1,865
Derivatives™ o o am a» - (20) 44 - _on
Total liakilities from financing activities® 2,615 {325) - - 95) (4] 2,180
Cash and cash equivalents o N LU Qa4 o - - o= 23
Net debt 2,504 (339 - - 9, m 2,065
Reconciliation of movement in Group net debt for the year ended 31 March 2022 e ) .
Arran: nt
Reostated Forcign ? gerrc\f:st Restated’
202 Cash flows Transfers’ exchange Fair vatue amortisation 2022
o o o . o Em Em L __Em . EmM fm __Em . £m
Short term borrowings 181 (159) 189 - 4) 2 189
Long term borrowings 2,249 429 (1893 17 {76) (3) 2,427
Derivatives® o L o7 - an 6 - M
Total liabilities from financing activities® 2,403 277 - - (64) Q)] 2,615
Cash and cash equivalents ) o 54y a3 o - - - am
Net debt 2,248 320 - - (64) [4)] 2,504

1. Prior year comparative has been restated for a change in accounting paolicy in respect of tanant deposits. Refer to Note 1 for further information.

2 Transfers cormprises debt maturing from long term (o short term borrowings.,

3. Cash flows on derivatives include £9m of net receipts on dervative interest,

4 Cash flows of £325m shawn above represents net cash flows on capital payments in respect of interest rate derivatives of £21m, decreasa in bank and other
borrowings of £637m and drawdowns on bank and other borrowings of £324m shown in the consolidatad statement of cash flaws, along with £9m of nat
receipts on derivativa interest.

Cash flows on derivatives include £15m of net receipts on derivative interest

. Cash flows of £277m shown above represents net cash flows on capital payments in respect of interest rate derivatives of £8m, decrease in bank and other

borrowings of £213m and drawdowns on bank and other borrowings of £433m shown In the consolidated statement of cash flows, along with £15m of net
receipts on darivative interast.

oo

Fair value hierarchy

The table below provides an analysis of financial instruments carrned at fair value, by the valuation method. The fair value hierarchy
leveis are defined in Note 1C.

o 2023 7 o e o

Levell Leval 2 Level 3 Total Levail Lavel 2 —evel 3 Total

R o . Fm__ em . Em L Emo £m __Em £m__ £m
interest rate and currency derivative assets - (144) - 144) - 97 - (97

Other investments - fair value through profit

orloss (Note12) ) o ) - - __(48) (48) - - (28 (28
Assets o o , - (144) (48 (1923 - &N (28  (125)
Interest rate and currency c_j_erlva‘t_r_ve_lfabilitig_s ~ - 67 - 87 - 96 - 95
Liahilities T ) — - 87 - 67 - 9 - 96
Total - B e 70 (48) (125) - m (28) (29)
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17 Net debt continued
Categories of financial insliwnenls

« Restated'

- 2023 2022
e - B o _ o £m . Em
Financial assets
Amortised cost
Cash and cash equivalents 125 m
Trade and other debtors (Note 13) 22 49
Other investments (Note 12) 2 4
Fair value through profit or loss
Denvatives in designated fair value hedage accounting relationships”™ 45 59
Derivatives not in designated hedge accounting relationships 99 28
Other investments (Note 12} L ) - 48

341 289

Financial liabilities
Amortised cost

Creditors (Note 14) (199) (57)
Gross debt (2,267) {2,616)
Lease liabilitios (Netes 14 and 15) {126) 13N
Fair value through nrofit or loss
Derivatives not in designated hedge accounting relationships {50) (96)
Derivatives in designated fair value hedge accounting relat:on:s?'m:»s23 7) -
,,,,, —_— ) e S } (2,659)  (3,000)
Total (2,318) (2,71

1. Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits. Refer to Note 1 for
further information

2. Dervative asssts and liabilities in designated hedge accounting relationships sit within the derivative assets and dervative lisbilities batances of the consclidated
balance sheet.

3 The fair value of dervative assets in designated hedge accounting reiationships represents the accumulated amount of fair value hedge adjustments on
hedged items

Gains and lossos on financial instruments, as classed above, are disclosed in Note 6 (net financing income), Note 13 (debtors), the
consolidated income statement and the consolidated statement of comprehensive iIncome. The Directors consider that the carrying
amounts of other iInvestments are approximate to their fair value, and that the carrying amounts are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the eguity holders of The 8ritish L.and 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 80. The Group’'s objectives, polictes 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 varability in cash flows on floating rate debt, such as
revolving bank facilities, caused by movements in markat rates of interest. The Group's objectives and processes for managing
interest rate risk are set out in the Financiat policies and principles on pages 43 to 45,

At 31 March 2023, the fair value of these derivatives is a net liability of £41m (2021/22: £45m). Interest rate swaps with a fair value of
Enii 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: Enil).
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

17 Net debt continued

The cash flows cccur and are charged to profit and loss until the matunty of the hedged debt. The table below summarises variable
rate debt hedged at 31 March.

Variable rate debt hedged

" 2023 T 2022

£m £m

Cutstanding. at one year 550 2800
at two years 1,025 550

at five years 350 600

at ten years - 250

Fair value hedged debt
The Group uses interest rate swaps to hedge exposure on fixed rate financial liabilities caused by movements in market rates
of interest.

At 31March 2023, the fair value of these derivatives is a net asset of £18m (2021/22: £38m). Interest rate swaps with a fair value asset
of £26m have been designated as fair value hedges under IFRS 9 (2021/22 asset of £59m).

The cross currency swaps of the 2023/2025/2026 US Private Placemants fully hedge thae foreign exchange exposure at an average
floating rate of 159 basis peoints above SONIA. Those have been designated as fair value hedges of the US Private Placements,

2023 T "2022
R — [, - . . €m
Fixed or capped rate ) B ) ~ . 2,168 2,5
2,168 2,542

Ali the debt is effectively Sterling denominated except for £27m of USD debt of which £27m s at a variable rate (2021/22: £15m).

At 31 March 2023 the weighted average interest rate of the Sterling fixed rate debt 15 4.2% (2021/22: 4.2%) The weighted average
pariod for which the rate is fixed is 7.3 years (2021/22: 8.3 years).

Spot basis ’ T 100%  100%
Average over next five-year forecast period 76% 79%
Sensitivity table - market rate movements
2023 2022

e [ A R . _npcrease Decrease Increase Decrease
Movement in interest rates (bps)' 373 (373) 67 (67}
tmpact on underlying annual profit ¢ - 9 4 9
Movement in medium and long term swap rates (bps)’ 424 (424) 139 39)
Impact on cash flow hedge and non-hedge accounted
derivative valuations (£m) 177 {210) 75 (72

1 The movement used for sensitivity analysis represants the largest annusl change in SOMNIA over the last 10 years.
2. Tnis movernent used for sensitivity analysis represents the largest annual change in the seven-year Sterling swap rate over the last 10 years
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17 Net debt continued

Foroign currency riskk management

The Group's policy is to have no material unhedged net assets or liabilittes denominated in forelgn 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 aceordance with IFRS © and therefore the portion of the gain or loss on any hedging instrument that is
determined to be an effective hedge 1s recognised directly in equity. The ineffective portion of the gain or loss on any hedging
instrument is recognised immediately in the income statement.

The table below shows the carrying amounts of the Group’s foreign currency denominated assets and liabilities. Provided contingent
tax on overseas investments is not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2023 position

a 28% appreciation (largest annual change over the last 10 years) in the USD relative to Sterling would result in a £3m change
(2021/22: Enil) in reported profits,

Assets' Liabilities L

2023 2022 2023 2022

£m Em £m £m

USD denominated 38 20 27 20

1 The USD denaminated asset of £38m is an other investment accounted for as fair value through profit of loss as disclosed in Note 12, The remaining £10m other
investment accounted for as fair value through profit or loss is a GBP denominated other investmant.

Credit risk management

The Group’s approach to credit risk management of counterparties is referred te in Financial policies and principles on pages 43 to
45 and the risks addressed within Managing nsk in delivering our strategy on pages 46 to 60. 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 tc £125m (2021/22: £111m restated). Cash and cash equivalents were placed
with financial institutions with BBB+ or better credit ratings.

At 31 March 2023, the fair value of all interest rate dervative assets was £144m (2021/22: £97m).

At 31 March 2023, prior to taking into account any offset arrangements, the largest combined credit exposure to a single
counterparty arising from money market deposits, liquid investments and derivatives was £43m (2021/22: £43m). This represents
0.5% (2021/22: 0.4%) of gross assets

The deposit exposures are with UK banks and UK branches of international banks.

Trade debtors:

Trade debtors are prosented net of provisions for impalrment for expected credit losses, Expected credit losses are calculated on
inittal recognition of trade debtors and subsequently in accordance with IFRS 9, taking into account historic and forward-locking
Information. See Note 13 for further details and credit risk related disclosures.

Tenant incentives:

Tenant incentives and the associated tenant incentive provisions for impairment for expected credit losses are both recognised
within investrment property. See Note 1 for further details on the presentation of tenant incentive provisions. Expected credit losses
are calculated on initial recognition of tenant incentives and subseguently in accordance with IFRS 9, taking into account historic
and forward-looking information. See Note 10 for further details and credit risk related disclosures.

Liquidity risk management
The Group's approach to liquidity risk management is discussed in Financial policies and principles on pagos 43 to 45, and the risks
addressed within Managing risk in delivering our strategy on pages 46 to 60.

The following table presents a maturity profile of the contracted undiscounted cash flows of financial liabilities based on the cartiest
date on which the Group can be required to pay. The table includes both intercst and principal flows. Where the interest payable
is not fixed, the amount disclosed has been determined by reference to the projected interest rates implied by yield curves at the
reporting date. For derivative financial instruments that settle on a net basis (e.g. interest rate swaps) the undiscounted net cash
flows are shown and for derivatives that require gross settlement (e.g. cross currency swaps) the undiscounted gross cash flows
are presented. Where payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet date is usod.
Trade creditors and amounts owed to joint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its financial liabilities through the various available iquidity sources, including a secure rental income
profile, asset sales, undrawn committed borrowing facilities and, in the longer term, debt refinancings.
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17 Net debt continued
Liquidity risk management ¢ontinued

Tne Britisn | and Company PLC CG621920

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the following
page. Income from joint ventures is not included. Additional liquidity will arise from letting space in properties under construction as

well as from distributions received from joint ventures.

“z023
Within Following Three to Qver five
ene year year five years Years Total
£m £m £m Em £m
Gross Debt’ 409 8 2995 882 2,294
Interest on debt 100 84 195 199 578
Derivative payments 104 18 172 26 320
Lease liability payments I o 10 0 29 305 354
Total payments 623 120 1,391 1,412 3,546
Derivative receipts o . o azzy 4 Q79 (3 _(388)
Net payment T 451 86 1,212 1,409 3,158
d_bé-rap-r_ignlgases with tenants i 248 2n 440 479 1,378
Liquidity (deficit) surplus ' (203) 125 (772) 930) 1,780)
Cumulative liquidity (deficit) surplus (203) (78) (850) {1,780)
2022
W th_m FO‘IOW‘r‘w‘g TT’\Ee‘to O;.'c(-f:vo o
oNe year year frve years yoars Total
o ,, [ - Fmo £m . Em £m L Em
Gross Debt! 191 282 830 1,288 2591
Interest on debt 82 87 195 227 598
Derivative payments 1 102 67 77 357
Head lease payments 9 1C 29 325 373
Total payments 300 431 1,221 1,917 3919
Derivative receipts (29) (1363 165) (5) (335)
Net payment 27 345 1,056 1912 3,684
Operating leases with tenants . 282 238 490 470 1481
Liquidity (deficit) surplus 1 106> (566) (1,442 (2103
Cumulative liquidity (deficit) surplus m (95) {661 {2103)

1. Gross debt of £2,267m (2021/22: £2,616m) represents the total of £2.284m (2021/22: £2 591m), less unamortised issue costs of £9m (2021/22: £9m), less far

value adjustments to debt of £18m (2021/22: pius fair value adjustrments to debt of £34m)

Any short term liquidity gap between the net payments required and the rentals receivable can ke met through other liguidity
sources available to the Group, such as committed undrawn borrowing facilities. The Group currently holds cash and cash
equivalents of E11Im of which £86m is not subject to a security interest (see footnote & to net debt table on page 209). Further
liquidity can be achieved through sales of property assets or investments and financing activity.

The Group’s property portfolio is valued externally at £5,595m (2021/22: £6,944m) and the share of joint ventures’ property is
valued at £3,316m (2021/22: £3,538m). The committed undrawn borrowing facilities available to the Group are a further source of

hquidity. The maturity profile of committed undrawn borrowing facilities 1s shown below.

Maturity of committed undrawn borrowing facilities

Mathrfty dater over five Yaars

between four and five years
o  between three and four years
Total facilities available for more than three years

Between two and three years
Between one and two years
Within one year
Total

2022
£m

70
401
406
877

360
50

1,287

The undrawn facilities are comprised of British Land undrawn facilities of £1.779m (2021/22;

218
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18 Leasing

Opcrating leases with tenants
The Group leases out all of its investment properties under operating ieases with a weighted average lease length of six years
(2021/22: six years). The future aggregate minimum rentals receivable under non-canceliable operating leases are as follows:

2023 2022

£m Em

Less than one year 248 282
Between one and two years n 239
Between throe and five years 440 490
Between six and ten years 320 349
Between eleven and fifteen years 97 74
Between sixteen and twenty years M 30
After twenty vears . - S 1 : 17
Total o 1,378 1,481

Lease commitments

The Group's leasehold investment properties are typically under non-renewable leases without significant restrictions Leaso
liabilities are payable in line with the disclosure below and no contingent rents were payable in either period. The lease payments
rmainly relate to head leases where the Group does not own the freehold of a property.

Ta023 2027
Misimum o Mlmmurrm T
{ease 1ease
payments interest Principal payments ihterest Principal
£m . . Em £m . Err- Em ______F__m .
British Land Group o T
Less than one year 10 4 6 3 G
Between oneg and two years 10 3 7 3 7
Between two and five years 29 7 22 8 21
More than five years 305 214 91 228 97
Total o B 354 228 126 242 131
Less future finance charges o (22n) L
Present value of lease obligations 126
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19 Dividends

The final dividend payment for the six-month period ended 31 March 2023 wili be 11.04p. Payment will be made on 28 July 2023 to
shareholders on the register at close of business on 23 June 2023. The final dividend will be a Property Income Distribution and no
SCRIP afternative will be offered. :

PID dividends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate (currentiy 20%), where
appropriate. Certain classes of shareholders may be able to elect Lo receive dividends gross. Please refer to our website
britishland.com/dividends for details.

Pence per " 2023 T 2022
Payment data . _ . Dividend S B i share o Em Fre
Current year dividends
28.07.2023 2023 Final .04
06.01.2023 2023 Interim neo 07
2264
Prior year dividends
29.07.2022 2022 Final n.60 108
07.01.2022 2022 Interim B 1032 a5
2192
2021 Final . . .. 684 = 62
ends disclosed in consolidated statement of changes In equity N s sy
nds settled in shares . . - -
gnds settied incash 7 S I ' ' 215 ' 157
Timing difference relating to payment of withholding tax - o ) o (2) &
Dividends disclosed in consolidated statement of cash flows 213 155
20 Share capital and reserves
2023 2022
Number of ordinary shares in issue at 1 April 938,109,433 937,981,992
Sharea issues 225,544 127,441
At 31 March 938,334,977 938,109,433

Of the issued 25p ardinary shares, 7,376 shares were held in the ESOP trust (2021/22: 7,376), 1,266,245 shares were held as treasury
shares (2021/22: 11,266,245) and 927,061,356 shares were in free issue (2021/22° 926,835,812). No treasury shares were acquired by
the ESOP trust during the year. All issued shares are fully paid.

Hedging and translation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow
and forelgn 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 also include the translation of the labilities that hedge the
Company’s net investment in a foreign subsidiary. in the pricr year to 31 March 2022, £12m was reclassified from the hedging and
transiation reserve to the income statement, relating to cumulative foreign exchange gains on disposal of the net investment in a
foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to investments in joint ventures There were no transfers for the years ended 31 March 2023 and
31 March 2022.

Merger reserve
This comprises the premium on the share placing in March 2013. No share premium is recorded in the Company’s financial
statements, through the operation of the merger relief provisions of the Companies Act Z006.
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20 Share capital and reserves continued
AL 3l MEFCH 2025, options over 1,25, 58b ordihary shares were outstanding under employee share option pians. | he options had a
weighted average life of 19 years. Details of outstanding share options and shares awarded to employees including Executive

Directors arc set out below and on the following page:

Tne Batisn Land Company PLC 00621820

Exarcise

Evaroise dates

At Z1 March Yasted but Exercisad/ At 31 March price
Date of grant o 2022 Grar_‘\[g\_g__n_g! E_J(EFClb:Gd_ . Vesiod . \:“a_E_s___(:g 2023 . (penced} From To
Share options Sharesave Scheme
2106.17 10,687 - - - (0,687) - 508.00 010922 010323
29.06.18 21,362 - - - (5,464) 15,898 549.00 010823 010324
18.06.19 101,262 - - (37146) {56,784 7,032 43500 01.09.22 010323
18.06.19 9,238 - E - (6893 8,549 435.00 010924 Q10325
07.07.20 408,215 - - (7,737) (3985) 361,293 336.00 01.09.23 0103.24
07.07.20 324,256 - - - (27,497) 296,759 336.00 01.09.25 01.03.26
06.07.21 104,432 - - (7245 (14,396) 89,312 414.00 010924 010325
c6.07.21 86,864 - - - (M,228) 75,636 414.00 01.09.26 Q10327
22.06.22 - 135,575 - - (7,905 127,670 421.00 01.09.25 01.03.26
220622 - 44,597 - = (,568) 43,031 421.00 QL0927 010328
1,066,316 180,172 - (45907) (175,401) 1,025,180

Long-Term Incentive Plan - options vested, not exercised
14.09.12 42,225 - - - (42225 - 53800 140915 14.09.22
201212 33,095 - - - (33,095 - 563.00 20215 201222
050813 103,588 - - - - 108,588 Q0100 05.08.16 05.08.23
051213 116,618 - - - - 116,618 600.00 051236 051223

300526 - - - (75320) 225,206
Long-Term Incentive Plan - unvested options
256.06.18 83,942 - - - (8384D) - 68220 250621 250628

83,942 - - - 5,942 - .

Total 1,450,784 - (45907) ¢ 6633 1,250,386
Weighted average exercise price - o
of options (pehce) 430 421 - 418 505 409
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At 31 March
Date ofgrant . . 2022 Granted
Performance Shares Long-Term incentive Plan T
23.07.12 828,810 _
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 44,273 -
19.07.21% 28,209 _
19.07.21 9,403 -
18.67.21 124,948 -
19.07.21 121,787 -
18.07.22 - 1848874
I 3,209,255 1848874

Restricted Share Plan

19.06.19 704,926 -
22.06.20 790,820 -
220621 891,103 -
19.07.22 - 712,003
290722 - 21,926
- 2,386,849 733,93
Total =~ . 5,596,104 2,582,805
Weighted average price of shares (pence) B TT- 471

The Britisn Land Company PLC 00621920

Share price
Exarcised/ At 31 March  at grant ctate
Yested Lapsed _2_21_'}_____ . (pance) Vcsrtlpgmcratc
- (828.810) - 53560 23.07.22
- (17,929 835,998 408.90 22.06.23
- (31,822) 856,822 51680 220624
- - 238,945 519.60 02.0824
- - 41,294 542.00 010824
(19,612} - - 48250 130522
(9,403} - - 48250  21.05.22
- - 44,273 48250 120523
- - 28,209 48250 12.0524
- - 9,403 48250 120525
(107,705) (17.243) - 48250 (3.07.23
- - 121,787 48250 02.08.24
- - 1,848,874 47070  19.07.25
(136,720) (895,80_4) 4,(_)25,5__0_5 o
{680,880) (24,04%) - 538.00 19.06.22
- (48,056) 742,764 41240 220623
- (71636) 819,467 516.80 220624
- (34,533) 677,472 470.70 19.07.25
- - 492.00 19.07.25
(580,880)  (178.271) 2,
(817,600) (1,074,075) 6,28
- 523

21 Segment information

The Group allocates resources to investment and asset management according to the sectors it expects to perform over the
medium term, and reports under two operating segments, being Campuses and Retail & Fulfiiment. From 1 April 2023 the Group
intends to change the name of the Retail & Fulfilment cperating segment to Retail & London Urban Logtstics in line with ocur evoiving
strategy. There will be no changes in the allocation of segment resuits or assets as a consequence of this change.

The relevant gross rental income, net rental income, operating result and property assets, being the measures of segment revenue,
segment result and segment assets used by the management of the business, are set out on the following page. Management
reviews the performance of the business principally on a preportionally consolidated basis, which inciudes the Group’s share of joint
ventures on a line-by-line basis and excludes non-controfling interests in the Group's subsidiaries The chief operating decision maker

for the purpose of segment information is the Executive Committee.

Gross rental income is denved from the rental of buildings. Operating result is the net of net rental income, fee iIncome and
administrative expenses. No customer oxceeded 10% of the Group's revenues in either year.
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21 Segment information continued
Segment result

Tne Brntisn Land Company Vi C Q0e21920

Campuscs Reta! & Fulliiment Lna‘iocatod Tota:
Rastated’ Restated’ Restated' Raslated
2023 2022 2023 2022 2023 20722 2023 2022
~ £m . £m . £m _Em _ £m FT £rr_|_ o gnw
Gross rental income
British Land Group 15 143 205 195 - - 320 338
Sharg of joint ventures 107 a1 57 57 - - 164 148
Total 222 234 262 252 - - 484 486
Net rental income
British Land Group 108 ne 189 175 - - 297 291
Share of joint ventures 89 76 51 51 - - 140 127
Total — 197 w2 240 226 - - 437 413
Operating result
British Land Group ns 19 186 170 (55) (60) 2486 229
Shate of joint ventures 82 72 49 5o 2y (& 129 120
Total o B 197 191 235 220 (57} (62) 375 349
Restated'
2023 2022
Recenciliation to Underlying Profit Em £m
Operating result 375 349
Net financing charges 1 (02
Underlying Profit 264 247
Reconciliation to (loss) profit on ordinary activities before taxation . o
Underfying Proft oo T 264 247
Capital and other (1,299) 714
Underlying Profit attributable to non-controliing interests . 12
Totat (loss) profit on ordinéw activities before taxation (1,034) 563
Reconciliation to Group revenue o S o
Gross rental income per operating segment result 484 486
Less share of gross rental income of joint ventures {(164) (1485
Plus share of gross rental income attributable to non-controlling interests - N B - 2
Gross reptal income (Note3) 322 340
Trading property sales proceeds - 2
Service charge income 59 62
Management and performance fees (from joint ventures) 13 9
Other fees and commissicns 24 21
Surrender premium payable L e T (29
_Fjggénue tconsolidated income statement) 418 412

1. Prior year comparative has been restated for a change in accounting policy in respect of rental concessions. Refer to Mote 1 for further information.

A reconcitiation between net financing inceme in the consolidated income statement and net financing charges of £111m (2021/22:
£102m) in the segmenta! disclosures above can be found within Table A in the supplementary disclosures. Of the total revenues

above, £nil (2021/22: £nil} was derived from outside the UK.
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FINANCIAL STATEMENTS continued

Notes to the Accounts continued

21 Segment information continued
Segment assets

Campwses Retar & Fulilment Total
2023 2022 2023 2022 2023 2022
£m £m £m Em £m £m
Property assets
British Land Group 2,972 4,150 2,619 2,788 5,591 6,938
Share of joint ventures o o 2,687 2826 629 712 3316 3538
Total 5,659 5,976 3,248 3,500 8,907 10,476
Reconciliation to net assets e
Restated
2023 2022
British Land Group £m Em
Property assets 8,907 10,476
Other non-current assets 141 104
Non-current assets 9,048 10,580
Other net current liabilities (384) (3773
EPRA net debt (3,127 (3,397)
Other non-current liabilities (50) -
EPRA NTA (diluted) - o 5,487 53806
Non-controlling interests 13 15
EPRA adustments _ L ) 25 [EX))
Netassets o o ) B 5,525 6.768

1. Prior year comparatives have been restated for a chande in accounting policies in respect of rental concessions and tenant depasits Refer to Note 1 for further
information.

22 Capital commitments

The aggregate capital commitments to purchase, construct or develop investment property, for repairs, maintenance or
enhancemaents, or for the purchase of investments which are contracted for but not provided, are set out below:

2023 2027

- o . . o R o . . . £m £m

British Land and subsidiaries o T el T 222
Share of joint ventures 3 332 332
] B o o T S ’ T " 493 554

As part of the Group’s 2030 Sustainability Strategy published in 2020, the Group committed to a target of net zero carbon
emissions by 2030, through offsetting any 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 £E60 per tonne of embodied carbon genegrated through its development
programme. in relation to the transition vehicle commitment, as at 31 March 2023, the Group has committed to spend E£15m
(2021/22: £15m) on carbon mitigation activities on its standing portfolic.

23 Related party transactions

Details of transactions with joint ventures are given in Notes 3, 6 and 1. During the year the Group recognised joint venture
management fees of £13m (2021/22: £9m). Diractors are the key management personnel and have the authonty and responsibility
for planning, directing and controlling the activities of the cnitity. Detalls of Directors' remuneration are given in the Remuneration
Report on pages 141 to 159, Details of transactions with The British Land Group of Companies Pension Scheme, and other smaller
pension schemes, are given in Note 8
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24 Contingent liabilities

Group and joint ventures

The Group and joint ventures have contingent habilities in respect of legal claims, guarantees and warranties arising in the ordinary
course of business It is not anticipated that any matenal liabilities will arise from these contingent habilities

25 Subsidiaries with non-controlling interests

In the prior year to 31 March 2022, the Group completed the acquisition of the remaining 21.9% units of Hercules Unit Trust that the
Group did not already own for a consideration of £38m. Whilst the transaction was completed on 5 July 2021, the Group obtained
the risks and rewards of ownership of the 21.8% of Hercules Uit Trust on 1 April 2021 and therefore the change in ownership
percentage and resulting nen-controliing 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 transferrad from non-controlling interests to
shareholders equity.

As a result, the remaining non-controlling interests in Group subsidiaries, relating to 12.5% of Speke Unit Trust, are no longer material
to the Group and therefore no further disclosure is included with respect to the ongoing non-controlling interests.

26 Subsequent events
There have been no significant subsequent events post the balance sheet date.
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FINANCIAL STATEMENTS continucd

Notes to the Accounts continued

27 Audit exemptions taken for subsidiaries

The following subsidiaries are exempt from the reguirements of the Companies Act 2006 relating to the audit of individual accounts
by virtue of Section 479A of that Act.

Entity hame S _ . Company Mutrber Entity Name I R Company Number
17-19 Bedford Street Limited 07398971 BL Retail indirect Investments Limited 12288466
18-20 Craven Hill Gardens Limited Q7667839 BL Retail Properties 2 Limited 13349753
20 Brock Street Limited 07401697 BL Retail Properties 3 Limited 04869976
Adamant Investment Corporation Limited 00225149 BL Retail Warehousing Molding 06002154
Aldgate Place (GP) Limited 07829315 Company Limited

B.L.Heldings Limited 00000529 BL Shoreditch Development Limited 05326670
Bayeast Property Co Limited 00635800 BL South Camb Limited 07555233
BF 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) Ltd 05270289 BL West (Watling House) Limited 04067234
BF Properties (No 5) Ltd 05270039 BL West End Investments Limited Q7793483
BL 5KS Holdings Limited 12398992 BL Whiteley Lirmited 1253224
BL Aldgate Development Limited 05070564 BL Whiteley Retail Limited 254281
BL Aldgate Holdings Limited 05876405 BLD (A) Limited 00467242
BL Bluebutton 2014 Limited 09048771 BLD (Ebury Gate) Limitad 03863852
BL Broadgate Fragment 1 Limited 08400407 BLD Property Holdings Limited 00823307
BL Broadgate Fragment 2 Limited 08400541 BLSSP (PHCS) Limited 04104061
BL Broadgste Fragment 3 Limited 0240041 8LU Securities Limited 03323063
Bl. Broadgate Fragment 4 Limited 09400409 British Land (Joint Ventures) Limited 04682740
BL Broadgate Fragment 5 Limited 09400413 British Land Acguisitions Limited 05464168
BL Broadgate Fragment 6 Limited 09400414 Bnitish Land City Offices Limited 03546069
BL Broadway Investment Limited 10754763 British Land Fund Management Limited 04450726
BL Chess Limited 08548399 British Land In Town Retail Limited 03325066
BL City Offices Holding Company Limited 06002147 British Land industrial Limited 00843370
BL CW Residential Holdings Limited 14178788 British Land Offices (Non-City) Limited 02740378
BL CW Upper LP Company Limited 10375411 British Land Offices (Non-City) No.2 Limited 06849369
BL Department Stores Holding 06002135 British Land Property Advisers Limited 02793828
Company Limited British Land Superstores (Non Securitised) 06514283
BL Eden Walk Limited 10820935 Number 2 Limited

BL Euston Tower Holding Company Limited 11612398 Broadgate City Limited 01769078
BL Goodman (LP) Limited 05056902 Broadgate Properties Limited 01982350
BL HC PH CRG LLP 0OC338244 Cavendish Geared Limited 02779045
BLHC PHLLP OC317199 City Residential Haldings Limited 06049158
BL HC Property Holdings Limited 06854046 Drake Circus Leisure Limited 09190208
BL High Street and Shopping Centres Holding 06002148 Glenway Limited 05598594
Company Limited Hempel Holdings Limited 05341380
BL Holdings 2070 Limited 07353966 Hempe! Hotels Limited Q2728455
BL Innovation Properties 2 Limited 05070554 insistmetal 2 Limited 04181514
BL Innovation Properties Limited 12293278 London and Henley (UK) Limited 03576158
BL intermediate Holding Company 2 Limited 12462158 Meadowhall Centre Limited 03918066
BL Newpart Limited 04967720 Meaadowhall Centre (1999) Limited 0226117
BL Office Holding Company Limited 05995028 Moorage (Property Developments) Limited oNngs5513
Bl Cffice Properties 3 Limited 14103029 Osnaburgh Street Limited 05886735
BL Cffice (Non-City) Holding Company Limited 06002133 Paddington SKS GP Limited 13843749
BL Osnaburgh St Residential Limited 06874523 Paddington 5KS Holdings Limited 13843365
BL Paddington Holding Company 2 Limited 11863746 Paddington 5KS Nominee 1 Limited 13843833
BL Paddington Property 1 Limited 1863429 Paddington 5KS Nominee 2 Limited 13843828
Bl Paddington Property 2 Limited 1863540 Piitar City Limited 04031078
BL Paddingteon Property 3 Limited 11863747 Pillar Projects Limited Q2444288
BL Paddington Property 4 Limited 11863835 Piltar Property Group Limited 02570818
Bl Piccadilly Residential Limited 08707494 Plymouth Retail Limited 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

Reagent's Place Holding 1 Limited

Regent’s Place Holding 2 Lirmited

Regent's Place Holding Company Limited
Regents Place Management Company Limited
TBL Holdings Limited

Company Number

" 11864369
11864307
10068705
07136724

038373

Entity Narro Campany Mumber
TBL Properties Limited 03863190
Tecsside Leisure Park Limited 02672136
Topside Street Limited N253428
Wates City of London Properties Limited 01788526

The following partnerships are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships (Accounts) Regulations 2008. The results of these partnerships are consolidated within these

Group accounts,

Naine

BL Chass No 1 Limited Partnership

BL Lancaster Limited Partnership

BL Shoreditch Limited Partnership

BL West End Gffices Limited Partnership
Hercules Property Limited Partnership

Name
Hereford Shopping Centre Limited Partnership
Paddington 5KS Investment Limited Partnership
Faddington 5KS Progerty Limited Partnership
Power Court Luton Limited Partnership

The Aldgate Place Limited Partnership
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FINANCIAL STATEMENTS contfinued

Company Balance Sheet

As at 31 March 2023

The British Land Company PLC G0OG21320

2023 T 2022
. . hoe £m £m
Fixed assets B
Investments and loans to subsidiaries . D 23,140 33140
Investments in joint ventures D " 16
Other investments D 30 34
Interest rate and currency dervative assels E 142 986
23,423 33,386
Current assets
Debtors G 12
Cash and cash eqguivalents E 29
417
Current liabilities
Short term borrowings and overdrafts E 104) (20>
Creditors H (96) (85)
Armounts due to subsidiaries (16,269) (26,513
 (16,469)  (25,618)
Net current liabilities (16,445) _
Total assets less current liabilities 6,978 6,809
Non-current liabilities
Debentures and loans E (1,865) (2,249
Lease habllities (25) (25)
Defarred tax liabilities (4) -
Interest rate and currency derivative liabilities B (67) (9863
(1,961) (23702
Net assets - e 5017 4438
Equity
Called up share capital 1 234 234
Share premium 3,308 1,307
Other reserves (5 (&)
Merger reserve 213 213
Retained carnings 3,267 2,690
Total equity 5,017 4,439

The profit after taxation for the year ended 31 March 2023 for the Company was £791m (2021/22: £726m profit).

/. Oéo-m
IRV

Tim Score
Chairman

Bt

Bhavesh Mistry
Chief Financial Officer

The financial statements on pages 228 to 238 were approved by the Board of Directors and signed on its behalf on 16 May 2023,

Company number 621920
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Company Statement of Changes in Equity

For the year ended 31 March 2023

" Profit ang

Share Shara Dther Mergor loss Total

cap-tal pramium rrantuns resorve acernt woailty
N o . Em gm L Em _f_:m e [m - £m
Balance at 1 April 2022 - 234 1,307 (5) 213 2,690 4,439
Shares issued in the year - 1 - - - ]
Dividlend paid - - - - (215) (215)
Fair value of share and share option awards - - - - 1 1
Profit for the year after taxation o - - - - AN
Balance at 31 March 2023 " 234 1,308 )y 213 3,267 5,017
Balance at 1 April 2021 234 1307 (5 213 2n8 3867
Dividend paid - - - - a57) (157)
Falr value ot share and share option awards - - - - 3 3
Profit for the year after taxation S - - - ... 7286 726
Balance at 31 March 2022 T 234 1,307 (5) 213 2,690 4,439

The value of distributable reserves within the profit and loss account is £2,1777m (2021/22: £1,399m) (unaudited). An explanation
of how distributable reserves are determined, and any limitations, is set out on page 231 of Note A, within the Distributable
reserves section.
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FINANCIAL STATEMENTS continued

Notes to the Accounts

(A) Accounting policies

The financial statements for the year ended 31 March 2023 have been prepared on the historical cost basis, except for the
revaluation of derivatives which are measured at fair value. These financal statements have been prepared in accordance with the
Companies Act 2006 as applicable to companies using Financial Reporting Standard 101 Reduced Disclosure Framework ('FRS 10717).

The financial statements apply the recognition, measurement and presentation requirements of UK-adopted International
Accounting Standards in conformity with the requirements of the Companies Act 2006, bhut make amendments where necessary
in order to comply with the Act and take advantage of the FRS 101 exemptions. Instances in which advantages of the FRS iC1
disclosure exemptions have been taken are set out below.

The Company has taken advantage of the exemption under $.408 Companies Act 2006, to prepare an individual profit and loss
account where Group accounts are prepared,

The Company has taken advantage of the following disclosure exemptions under FRS 10T

{a) the requirements of IAS 1 'Presentation of Financial Statements’ to provide a statement of cash flows for the period;
() the requirements of 1AS 1 to provide a statement of compliance with IFRS;

(c) the reguirements of I1AS 1 to disclose information on the management of capital

(d) the requirements of paragraphs 30 and 31 of IAS 8 ‘Accounting Policies, Changes in Accounting Estimates and Errors’ to disclose
naw IFRSs that have been issued but are not yet effactive;

() the reguirements In I1AS 24 ‘Related Party Disciosures’' to disclose related party transactions entered into between two or mare
members of a group, provided that any subsidiary which is a party to the transaction is wholly owned by such a member;

() the requirements of paragraph 17 of 1AS 24 ‘Related Party Disclosures’ to disclose koy management personngl compansation;
(g) the requirements of IFRS 7 ‘Financial Instruments. Disclosures’ to disclose financial instruments; and

(h) the requirements of paragraphs 91-92 of IFRS 13 ‘Fair Value Measurement’ to disclose information of fair value valuation
technigues and inputs,

MNew standards effective for the current accounting period do not have a material impact on the financial statements of the
Company. The two IFRIC Agenda Decisions issued in respect of rental concessions and tenant deposits (as disclosaed in Note 1 of
the consolidated financial statements), have had no material impact upon the financial statements of the Company. The accounting
policies used are otherwise consistent with those contained in the Company’s financial statemeants for the year anded 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 posttion. This results from loans due to subsidiaries of £16,269m which are repayable on demand and therefore classified
as current liabilitins. These habilities are not due to external counterparties and there 1s no expectation or intention that these leans
will be repaid within the next 12 months. The net current habihity position also results from the £104m of facilities that are reaching
maturity within the next 12 months. The Company has access to £1.8bn of undrawn facilities and cash, which provides the Directors
with comfort that the Company will be able to meet these current Lhabilities as they fall due. As a consequence of this, the Directors
feel that the Company is well placed to manage its business risks successfully despite the current economie climate. Accordingly,
they believe the going concern basis is an appropriate one. See the full assessment of preparation on a going concern basis in the
corporate governance section on page 118,

Investments and loans

Investments in and loans to subsidiaries and joint ventures are stated at cost less any impairment. impairment of loans is caiculated
in accordance with [FRS 9 ‘Financial Instruments’. Impairment of investments is calculated in accordance with |1AS 36 ‘Impairment of
Assets'. Further detail is provided below.

Critical accounting judgements and key sources of estimation uncertainty

The key source of estimation uncertanty relates to the Company's investments in and locans te subsidiaries and joint ventures. In
estimating the requirement for impairment of INvestments, management make assumptions and judgements an the value of these
investments using inherently subjective underiying asset valuations, supported by independent valuers with reference to investment
properties hetd by the subsidiary or jcint ventures which are held at fair value. The assumptions and inputs used in determining the
fair value are disclosed in Note 10 of the consolidated financial statements.

in accordance with IFRS 9, management has assessad the recoverability of amounts due to the Company from its subsidiaries and
jomnt ventures. Amounts due to the Company from subsidraries and jaint ventures are recovered through the sale of properties

and investments held by subsidiaries and joint ventures and through settling financial assets, net of financia! liab/lities, that the
subsidianes and jaint ventures hold with counterparties other than the Company. This is essentially equal to the nel asset value of
the subsidiary or joint venture and therefore the net asset value of the subsidiary or joint venture 15 considered to be a reasonable
approximation of the available assets that could be realised to recover the amounts due and the requirement to recognise expected
credit losses. This assumption takes into account historical analysis and future expectations prevalent at the balance sheet date. As a
result, the expected credit loss 1s considered to be equal to the excess of the Company’s Interest in a subsidiary or joint venture in
excass of the subsidiary or joint venture's fair value.

The Directors do not consider there te be any critical accounting judgements in the preparation of the Company’s financial statements.

Distributable reserves

Included in the retained earnings the Company had distributable reserves of £2,177m as at 31 March 2023 (2021/22: £1,399m)
(unaudited). When making a distribution to sharehalders, 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 dispesal of investments,
rmanagement and administration fee income and dividends from subsidiaries. The availability of distributable reserves in the
Company is dependent on those dividends meeting the definition of qualifying consideration within the guidance and on avallable
cash resources of the Group and other accessible sources of funds. Additionally, the Company does not recognise internally
generated gains in the current and prior years from intra-Group sales of investments or investment properties as distributable until
they are realised, usually through onward sale to external third parties. The distributable reserves are therefore subject to any future
restrictions or limitations at the time such distribution is made.

(B) Dividends

Details of dividends paid and proposed are 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 pension 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 employeas of the Company are disclosed in Note 8 of the consolidated financial statements. Audit fees
in relation to the parent Company only wore £0.5m (2021/22: £0.5m).
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FINANCIAL STATEMENTS continusd

Notes to the Accounts continued

(D) Investments in subsidiaries and joint ventures, lcans to subsidiaries and other investments

Shares in Lodns o Investments n Other

- subsidiaries subsdiares joint ventures mvestments

. . . Erm £m £m __Em

At1 April 2622 o o . 119,270 13,870 IR 34

Additions - 1,189 31 2

Disposals - (2,338) - (2)

Capital distributions (3,847 - - -

Amartisation - - - (4)
Reversal of (provision for) impairment . (354 1,350 36 o

As at 31 March 2023 T 9,069 14,071 m T30

The historical cost of shares in subsidiaries is £9,723m (2021/22: £19.570m). The historical ¢ost 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 oans
to joint ventures by the Company. Results of the joint ventures are set out in Note 11 of the consolidated financial statements. The

historicat cost of other investments is E70m (2021/22° £71m).

In the year, the Company has received capital distributions totalling £9,847m (2021/22: £nii) from its subsidiaries following a

corporata simplification and restructuring exercise. This included recapitalising subsidiaries that were previously in a net NHability
position and therefore unable to repay their intercormpany loans and gave rise to a net reversal of loan impairment at the Company

level and investment impairment losses in certain of the subsidiaries invelved in the restructuring. Lossas incurred by those
subsidiaries that made the capital injections have been treated as deemed distributions in the Company’s profit or loss. The

Company considered the impairment of investment and loan balances at 31 March 2023, including those held in subsidiaries

that made capital injections, in accordance with |AS 36, IFRS 9 and 1ts accounting policy.

2023
£m
Secured on the assets of the Company

5.264% First Mortgage Debenture Bonds 2035 325
5.0055% First Mortgage Amortising Debentures 2035 86

5.357% First Mortgage Debenture Bands 2028 . 218

629

Unsecured )
4.766% Senior US Dollar Noteg 2023 105
5.003% Senior US Dollar Notes 2028’ 65
3.81% Senior Notes 2026 97
3.97% Senior Notes 20206 a7
2.375% Sterling Unsecured Band 2023 299
416% Senior US Dollar Nates 2025' 78
2.67% Senior Notes 2025 38
2.75% Senior Notes 2026 38
Floating Rate Senior Notes 2028 80
Floating Rate Senior Notes 2034 101
Facilities and overdrafts 342
. B n o 1,340
Gross debt _ — —_ _ - 1969
Interest rate and currency derivative liabilities 67
Interest rate and currency derivative assets (142)
Cash and cash equivalents _ 7 o ) L ) o ) _an
Net debt B T 1,877

2027
£m

347
88

227

662

101
66
102
163
298
77
37
27
80
102
604
1607
2269

96

(9%}

RES
2,240

1 Principal and interest on these borrowings were fully hedged into $terling at a floating rate at the time of 1ssus,
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(E) Net debt continued
Maturity analysis of net debt

2023 2022
o o £m _Em

Repéyable within cne year and on demand 104 20
between: onc and two years 6 (o]}
two and five years 989 854

five and ten years 388 659

ten and fifteen years 484 485

fifteen and twenty years - 150

7 1,865 T2249

Gross debt 1,969 2,269
interest rate and currency dorivatives (7% -
Cash and cash equivalents an (29)
Net debt 1,877 2,240

(F) Pension
The British Lana Group of Companies Pension Scheme and the Defined Contribution Pension Scheme are the principal pension
schames of the Company and details are set out in Note 9 of the consolidated financial statements.

(6) Debtors

2023 2022

AT e e e e £m LB

Trade and other debtors T 5 6
Prepayments and accrued income - 1
Corporation tax L2 5

Trade and other debtors are shown after deducting a provision for impairment agamnst tenant debtors of £nil (2021/22: £2m). The
provision for impairmant is calculated as an expected credit loss on trade and other debtors in accordance with IFRS 9.

(H) Creditors

T Tzo23 2022

I _ . fm em

Trade creditors 36 20
Other taxation and social security 21 23
Accruals and deferred incoma o o o o 39 42
T 96 85

(1) Share capital

“ordinary sharas

£m af 25p each
Issued, called and fully paid
At1 April 2022 234 938,109,433
Share issues s 225,544
At 31 March 2023 D o S ) 234 938,334,977
- - o B Grdnary sharas
£m of 25p each
Issued, called and fully paid
At 1 April 2021 234 937,981,992
Share issues L o Lo . 127,441
At 31 March 2022 o T 234 938,109,433
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Notes to the Accounts continued

(J) Contingent liabilities, capital commitments
and related party transactions

The Company has contingent liabilities in respect of legal claims,
guarantees and warranties arising in the ordinary course of
business. It is not anticipated that any material liabilities will
arise from the contingent habilities.

At 31 March 2023, the Company has £nil of capital commitments
(2021722 €nil).

Related party transactions are the same for the Campany as
for the Group. For details refer to Note 23 of the consolidated
financial staterments.
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(K) Disclosures relating to subsidiary
undertakings

The Company's subsidiaries and other related undertakings at
21 March 2023 are listed on the next page. All Group entities are
included in the consolidated financial results.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interasts in the shares of the following
subsicharies, partnerships, asscgiates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capitai of each of the comparies, where applicable,
comprises ordinary shares unless otherwisc stated.

The Company holds the majority of its assets in UK companies,
although some are held in overseas companies. in recent years
we have reduced the number of overseas companies in

the Group.

Unless noted otherwise as per the following key, the registered
addreass of each company is York House, 45 Seymour Street,
London WIH 70X,

1. 47 Esplanade, St Helier, Jersey JE1 QBD

7 44 Esplanade, St Helier, Jersey JE1OBD

3. 540 Herengracht, 1017CG. Amsterdam, Netherlands
4, St Helen's, 1 Undershaft, London FC3P 3DG.

= Companies undergoing liquidation,



(K) Disclosures relating to subsidiary

undertakings rontinued
Direct holdings

Company Name

Bl Bluebutton 2014 Limited

BL Davidson Limited

BL Eurcpean Fund Managaement LLP

BL Intermediate Molding Company Limited
BL Intermediate Holding Company 2 Limited
BL Shoreditch Development Limited
Bluebutton Property Management UK
Limited (50% interest)

Boldswitch (No 1) Limited

Boldswitch Limited

British Land Company Secretarnal Limited
British Land Properties L'mitad

British Land Real Estate Limited

Brittsh Land Securities Limited

Broadgate Estates Limited

Linestair Limited

London and Henley Holdings Limited
Meadowhall Pensions Scheme

Trustee Limited

MSC Property Intermediate Holdings Limited
(50% interest)

Regis Property Haldings Limited

L/ Dverseas T_a-x
Resident Status

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident

The Britisn Land Company PLC Q0621920

Indirect holdings

Company Name

1&4 &7 Triton Limited

10 Brock Street Limited

10 Triton Street Limited

17-19 Bedford Street Limited

18-20 Craven Hili Gardens Limited
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
Aldgate Land One Limited

Aldgate LLand Two Limited
Ashband Limited

Bl Holdings Limited

B8.L.C.T. (12697) Limited (Jersey)'
Barnclass Limited

Barndrili Limited

Bayeast Property Co Limited

BF Propco (No 3) Limited

BF Propco (Mo 5) Limited

BF Properties (No 4) Limited

BF Propetties (No 5) Limited
Birstall Co-Ownership Trust
(Mamber interest) (41.25% interest)
BL 5KS Holdings Limited

BL Aldgate Development Limited
BL Aldgate investment Lirmited

3L Bradford Forster Limited

BL Broadgate Fragment 1 Limited
8L 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% interast)

BL CW Upper Limited Partnership
(Partnership interest) {50% interost)
BL CW Upper LP Company Limited
BL CW Trading GP Company Limited
{50% interest)

BL CW Trading Limited Partnership
(Partnership interest) (50% interest)
BL Department Stores Holding
Company Limited

BL Doncaster Wheatley Limited

BL Drummond Properties Limited
BL Ealing Limited

BL Ealing Holding Company Limited

UK/ Overseas Tax
Resident Status
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LIK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

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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Compgany Namg

BL European Holdings Limited
BL tuston Towaear Holding Comipany Limited
BL Fixed Uplift Fund Limited Partnership
(Partnership interest)

BL Fixed Uphft General Partner Limited

BL Fixed Uphft Nominee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Goodman (General Partner) Limited
(50% interest)

BL Goodman Limitad Partnership

(50% interest)

BL Goocdman (LP) Limited

Bl HB Investments Limited

BL HC (DSCH) Limited

BL HC (DSCLD Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP (Member interest)
BL HC Health And Fitness Holdings Limited
BL HC invic Leisure Limited

BL HC PH CRG LLP (Member interest)

BL HC PH LLP (Member interest)

BL HC PH No 1 LLP (Member interest)

BL HC PH No 2 LLLP {Member intares)

BLL HC PH No 3 l.LP (Member interest)

B 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 Properties 2 Limited

BL Lancaster Investments Limited

BL Lancaster Limited Partnership
(Partnership interest)

BL Leisure and Industrial Holding
Company Limited

BL Logistics investment Limited

BL Logistics Investment 2 Limited

BL Logistics Investment 3 Limited

BL Meadowhall Holdings Limited

BL Meadowhall Limited

BL Newport Limitad

BL Office Properties 1 Limited

BL Office Properties 2 Limited

BL Office Properties 3 Limited

BL Offices GP Limited

BL Office (Non-City) Holding

Company Limited

BL Office Holding Company Limited

BL Osnaburgh St Residential Ltd

Bl Paddington Holding Company 1 Limited
BL Paddington Helding Company 2 Limited
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

Bl Paddington Property 4 Limited

BL Piccadilly Residential Limited

Bl. Residual Holding Company Limited
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UK/Ouerseas Tax

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
Ui Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residert
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resjdent

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residegnt
UK Tax Resident
UK Tax Resident
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BL Retail Holding Company Limited
BL Retail Indirect Investments Limited
Bl Retail investmant Holdings Limited
Bi. Retail Properties Limited

BL Retail Properties 2 Limited

BL Retaill Properties 3 Limited

BL Retail Property Holdings Limited
BL Retail Warehousing Hoiding
Company Limited

BL Sainsbury Superstores Limited
(50% interest)*

BL Shareditch General Partner Limited
BL Shoreditch Limited Partnership
(Partnership interest)

BL Shoreditch No. 1 Limited

BL Shoreditch No. 2 Lirmited

BL South Camb Limited

BL Superstores Holding Company Limited
BL Thanet Limited

BL Triten Building Residential Limited
BL Tunbridge Wells Limited

BL Unithalder No. 1() Limited (Jersey)'

BL Unitholder No 2 (J) Limited (Jersey)'

BL Universal Limited

BL West (Wathing House) Limited

BL West End investments Limited

BL Weast End Offices Limited Partnership
BL West End Offices Limited (25% interest)
BL Whitaley Limited

BL Whiteley Ratail Limited

BL Woolwich Limited

BL Woolwich Nominee 1 Limited

BL Woolwich Nominee 2 Limited
Blackwall (1)

BLD (A) Limited

BLD (Ebury Gate) Limited

BLD (S5J4) Limited

BLD Property Holdings Limited

BLSSP (PHC %) Limited

BLU Estates Lirnited

BLU Property Management Limited

BLU Secunties Limited

British Land (Joint Ventures) Limited
British Land Acquisitions Limited

British Land City Offices Limited

British Land Fund Management Limited
British Land Hercules Limited

British Land In Town Retail Limited
British Land Industrial Limited

British Land Investrment

Management Limited

British Land Offices (Non-City) Limited
8ritish Land OFices (Non-City) No. 2 Limited
British Land People Management
Services Limited

British Land Praoperty Advisers Limited
British Land Property Management Limited
British Land Property Services Limited

UK/Quorseas Tax
Rosident Status

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
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 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



Company Name - .
Droadyate Adjunung Properties Lirnited
Broadgate City Limited

Broadgate Court invesiments Limited
Broadgate Estates Limited

Broadgate Investment Holdings Limited
Broadgate Properties Limited
Broadgate REIT Limited (50% interest)’
Broughton Retaill Park Limited (Jersey)'

Broughton Unit Trust (Units)'

Brunswick Park Limited

BVP Developments Limited

Cavendish Geared Limited

Cheshine Properties Limited

Chester Limited'

Chrisilu Nominees Limited

City of London Office Unit Trust (Jersey)
(Units) (35.94% interest)'

City Residential Holdings Limited
Ciarges Estate Property Management
Co Limited

Cornish Residential Properties

Trading Limited

Crescent West Properties

Deepdale Co-Ownership Trust

(50% interest)

Drake Circus Centre Limited

Drake Circus Leisure Limited

Drake Property Holdings Limited

Drake Property Nominee (No. 1) Limited
Drake Property Nominee (No. 2 Limited
Eden Walk Shopping Centre General Partner
Limited (50% interest)

Eden Walk Shopping Centre Unit Trust’
(50% interest) (Jersey) (Units)’

Elk Mi#l Oldham Limited

Euston Tower Limited

Finsbury Sauare BV

Fort Kinnaird GP Limited (50% interest)
Fort Kinnaird Limited Partnership

(50% interest)

Fort Kinnatrd Nominee Limited

(50% interest)

FRP Group Limited

Garamead Properties Limited

Gibkrraltar General Partner Limited

(50% interest)

Gibraitar Nominees Limited (50% interest)
Giltbrook Retail Park Nottingham Limited
Glenway Limited

Hempel Holdings Limited

Hempel Hotels Limited

Hercules Property UK Holdings Limited
Hercules Property UK Limited

Hercuies Unit Trust (Jersay) (Unitsy

Hereford Old Market Limited
Hereford Shopping Centre GP Limited

UL /Overseas Tax
Resident Status

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Overseas Tax
Resident
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Gverseas Tax
Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

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

Tne Britisn Lang Comeany PLC 00621920

Heretord Shopping Centre Limited
Partnership
HUT Investments Limited (Jersey)'

Inclustrial Real Estate Limited
Insistmetal 2 Limited

Ivorydell Limited

Lancaster General Partner Limited
London and Henley (UK) Limited
Lonebndge UK Limited

Longford Street Residential Limited
Ludgate Investment Holdings Limited
Mayfair Properties '
Mayflower Retail Park Basildon Limited
Meadowhall Centre (1999) Limited
Meadowhall Centre Limited
Meadowhall Centre Pension Scheme
Trustees Limited

Meadowhall Estates (UK) Limited
Meadowhall Group (MLF) Limited
Meadowhall Holdings Limited
Meadowhall Opportunities

Nominee 1 Limited

Meadowhall Opportunities

Nominee 2 Limited

Mercari

Mercari Holdings Limited

Moorage {Property Developments) Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

Orbital Shopping Park Swindon Limited
QOsnaburgh Street Limited
Paddington 3KS Investments Limited
Paddington 5KS GP Limited
Paddington 5KS Holdings Limited
Paddington 5KS Investment Lirited
Partnership (50% interest)
Paddington 5KS Nominee 1 Limited
Paddington 5KS Nominee 2 Limited
Paddington 5KS Holding Unit Trust
(Jersey) (Units)

Paddington Property Investment

5KS GR Limited

Paddington Property Investment GP Limited
Paddington Property Investment Limited
Partnership (25% interest)

Farwick Holdings Limited

Parwick Investmeants Limited
Piccadilly Residential Limited

Fillar (Dartford) Limited

Pillar (Fulham} Limited

Pillar City Limited

Piliar Dartford No.l Limited

Pillar Denton Limited

Pillar Europe Management Limited
Pillar Hercules No.2 Limited

Pillar Nugent Limited

Pillar Prajects Limited

Piltar Property Group Limited
PillarStore Limited
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UK/Overseas Tax
Resident 5tatus

UK Tax Resident

QOverseas 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 Residont
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
Overseas Tax
Resident

UK Tax Resident

UK Tax Restdent
UK Tax Restdent

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

237




FINANCIAL STATEMENTS continued

Notes to the Accounts continued

Cormpany I\_larpe

Plymouth Retad Limited

Power Court GP Limited

Power Court Luton Limited Partnership
(Partnership interest)

Project Sunnse Limited

Reading Gate Retail Park Co-Ownership
(Member interest) (50% interest)
Regent’s Place Holding 1 Limited
Regent’s Place Holding 2 Limited
Regent's Place Holding Company Limited
Regents Place Management

Company Limitea

Regents Place Residential Limited

Rohawk Properties Limited

Salmax Properties

Seymour Street Homes Limited
Shoreditch Support Limited

Southgate General Partner Limited

(50% interest)®

Southgate Property Unit Trust

(Jersey) (Units)

Speke Unit Trust (87.5% interast)

(Jersey) (Units)”

St. Stephens Shopping Centre Limited
Stockton Retail Park Limited

Storey Offices Limited

Storey Spaces Limited

TBL (Bromley) Limited

TBL Holdings Limited

TBL Properties Limited

Teesside Laisure Park Limited {51% interest)
The Aldgate Place Limited Partnership
(Fartnership interest)

The Dartford Partnership (Member interest)
(50% interast)

The Gibraltar Limited Partnership
(Partnership interest) (50% interest)

The Hercules Praperty Limited Partnership
{Partnership)

The Leadenhall Development Company
Limited (50% interest)

The Mary Street Estate Limited

The Whiteley Co-Ownership (Member
interest) (50% interest)

Thurrock Retail Park Unit Trust'

Tollgate Centre Colchester Limited

Topside Street Limited

Tweed Premiar 4 Limited

Union Property Corporation Limited

Unieon Property Holdings (London) Limited
United Kingdom Property Company Limited
YValentine Co-ownership Trust {(Member
nterest) (50% interast)

Valentine Umit Trust (Jersey) (Units)’

Wates City of London Properties Limited

Westbourne Terrace Partnership
(Partnership intcrest)
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UK/Overseas Tax
Resdent Status

UK Tax Resident
UK Tax Resigent
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax
Raesident
Cverseas 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

Qverseas Tax
Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overgeas Tax
Resident

UK Tax Resident
UK Tax Resident

British Land Annua! Report and Accounts 2023

Tne British Land Company Pt C 00621820

L/ Qverseas Tax
Rcs;dgrjt Status
Overseas Tax
Resident

UK Tax Resident
UK Tax Resident

Company V_V_a_!-ne e -
Whiteley Shopping Centre Unit Trust
rJersoy) (Units)'

WOSC GP Limited (25% interest)

WOSC Partners LP (Partnership interest)
{25% winterest)
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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 1s 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 resuits of joint ventures included on a line-by-line basis and
excluding non-controlling interests.

" Restated’
o Year ended 31 Mareh 2023 o Year enced 31 March 2022
Less non- Less non-

Joint contreolling Proportionaily Jownt CONTroting  Proporicnaly

Group ventures interests consolidated ventures interests  consoidated

I . £m £m £m ,E,T,,, £m . £m £m

Gross rental income? 331 164 (2) 493 148 (2 493
Propurly operaling vxpenses (28 (20) 1 47) e 68>

Net rental income 303 144 [4}) 446 132 (2) 425
Administrative expense53 (88) [4)] - (89) (88) m - (89)

Net fees and other income 18 - ] - 18 13 - - 13
Ungeared income return 233 143 n 375 22Q 131 (2) 349
Net financing charges i) I 1 am - (162)
Underlying Profit 173 92 [4}] 264 2) 247
Underlying taxation m - - (e} - 4

Underlying Profit after taxation 172 92 (M 263 S s
Valuation movement {see Note 4) {1,365) 642
Other capital and taxabion (nety? 74 59

Result attributable to

sharaeholders 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 Mote 1 for further information,

2. Group gross rental income includes £8m (2021/22: £7m) of all-inclusive rents relating to service charge income and excludes the surrender premium payatle of
£l (2021/22: £29m) within the Capital and other column of the income statement,

3. Administrative expensos includes £7m (2021/22: £3m) 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 compesition of the EPRA NTA of the Group, with its share of the net assets of the joint ventures inciuded on
a line-by-line basis, and excluding non-controlling interests, and assuming full dilution.

Mark-to- Restated'

market on Valuation Intangibles EPRA EPRA A
Share Less non- derivatives and surplus on and NTA NTA
of joint controliing Share related debt Lease trading Daferred 31 March 31 March
Group ventures  interests options adjustments liabilitles properties tax 2023 2022
£m £m £m Em £m £m £m £m £m Em

Campusas properties 3,034 2690 ~ - - (72) 7 - 5,659 6,976

Retail & Fulfilment properties 2,665 544 (13 - = (4B - - 3,248 3500

Total properties” 5,699 3,334 13) - - (120} 7 - 8,907 1c.476

Investments in jeint vontures 2,206 (2,206) - - - - - - - -

Otherinvestments 58 - - - - - - (8) 50 48

Other net (liabilities) assets {369) (109) 1 14 - 120 - - (343) (321)

Deferred tax liability ) (2) - - - - - 6 - -

Net debt® (2,065} (1,017) [4)] - (44) - - - (3,127)  (3.397)

Net assets 5,525 - a3 14 44 - 7 (2) 5,487 6,806

EPRA NTA per share {(Note 2) 588p 730p

1 Prior year comparatives have beer restated for a change in accounting pohicies in respact of rental concessions and tenant deposits. Refer to Note 1for
further information,

2. Included within the tatal property value of £8,907m (2021/22: £10.476m) are right-of-usc assets net of lease liabilities of £9m (2021/22: £9m), which 16
substance, relate to properties held under leasing agreements. The fair values of right-of-use assets are determined by calculating the present value of net
rental cash flows cvar the tarm of the lease agroements.

3 EPRA net debt of £3127m represents adjusted net debt used in Proportionally consolidated LTV and Met Debt to EBITDA calculations of £3,221m (see Note 17).
less tenant deposits of £49m and issue costs and fair value hedge adjustments of £45m
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Unaudited unlass otherwise stated

Table A continued
EPRA Net Tangible Assets movement

Opening EPRA NTA
Income return
Capital return
Dividend paid B
ClosingrEPhAWN"f’A

The Britisn Land Company PLC 00621920

Roestated'
Yaar ended Year ended
31 March 2023 _ 31 March 2022

Pence Pence
£m per gbgre L £m per sharo
6,806 730 6,080 651
263 28 251 27
(1,367) 147) 632 65
3 (215) 23y __G57) Qa7
5,487 588 5,806 730

1 Prior year comparatives have boen restated for a change in accounting policies in respect of rental concassions and tenant deposits. Refer to Note 1 for

further information.

Table B: EPRA Performance measures
EPRA Performance measures summary table

- -basic
- diluted

EPRA Earnings

EPRA Net Initial Yield

EPRA ‘topped-up’ Net Initial Yield

EPRA Vacancy Raie

EPRA Cost Ratio {including direct vacancy costs)
EPRA Cost Ratio (excluding direct vacancy costs)

Restated’
2023 2022

T Pence T T T ende
I .. _£m_ pershars em _persharc
263 28.4 234 253
o 263 283 234 252
Percentage . Percentage
5.1% 4.3%
5.7% 4.9%
6.3% 6.5%
19.5% 25.6%
12.6% 16.5%

1 Prior year comparative has been restated for a change in accounting policy in respect of rental concessions Refer to Note 1 for further information

EPRA NTA
EPRA NRV
EPRA NDV

EPRA LTV

Restated’
2023 2022

e Ket asset ) oo Net asset

value per value por

Net assets sharg Aet assots share

. _Em__ {pence) . _Em _ ({pence)

5,487 588 5,806 730

6,029 646 7,438 798

- 5,658 2 606 6,577 706
L _Percentage Percentage
39.5% 325.7%

1 Prior year comparatives have been restated for a change in accounting policies in respect of rental concessions and tenant deposits Refer to Note 1 for

further information
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Table B continued
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Calculation and reconciliation of Underlying/EPRA/IFRS Earnings and Underlying/EPRA/IFRS Earnings per share (Audited}

(Loss) profit attributable to the shareholders of the Company
Exclude
Group - current taxation
Group - deferred taxation
Group - valuation movement
Group - loss {profit) on disposal of investment properties and investments
Group - Capital and other surrender premia payabie (sece Note 3)
Joint ventures - valuation movement ({including result on dispesals) (sece Note 4)
Jaint ventures - Capita!l financing charges
Joint ventures ~ deferred taxation
Changes in fair value of financia! instruments and associated close-out costs
Non-contrelling interests in respect of the above

Underlying Profit

Group - Underlying current taxation

Underlying Earnings - baslc and diluted
Group - Capital and other surrender premia payable (see N
Group - reclassification of fore1gm exchange differences (see Note 8)

EPRA Earnlngs basm and dily

(Loss) proﬁt gttnbutable to the shareho\ders of the Company

IFRS Earnings - basic and diluted

Restated’
2023 2022
£m Em
(1,038) 963
1 @
4 -
798 (475)
30 {45)
- 29
567 67)
(¢:)] 4
(28) (60)
2) -

1. Prior year comparauves have been restated lor a change in accountmg policy in respect of rental concessions. Refer to Note 1for further information.

Weighted average number of shares
Adpustment for treasury shares
IFRS/EPRA/Underlying Weighted averag
Dilutive effect of share options

Dilutive effect of ESOP shares
éﬁ’ﬁ?bﬁié{ﬂﬁhg Weighted average number of shares g_dl_luted)
ove anti-dilutive effect

IFRS Welghted average number of shares (dlluted}

r df shares (basic)

263
0,038) 963
(1,038) 563
" 2023 2022
Numbar NMurrber
L milion - miion
938 938

an an

927 927
K
930
] 927 930
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FINANCIAL STATEMENTS continued

Supplementary disciosures continued

Unaudited unless otherwise stated

Table B continued
Net assets per share (Audited)

Rosrated’
2023 2022
Pence Pence

Em per share £m per share
IFRS net assets o 5525 6,768
Deferred tax arising on revaluation movements 6 -
Mark-to-market on derivatives and related debt adjustments 44) 46
Dilution effect of share options 14 8
Surplus on trading properties 7 8
Intangible assets (8 (9
Less non-controliing interests I & - I Qasy
EPRANTA ) 5,487 =588 6,806 730
inta'hgrfblre assets 8 9
Purchasers’ costs L o 534 . 623
EPRA NRV - o ) 6,029 646 7438 798
Deferred ta ng on revalua ements - o [¢3] @
Purchasers’ costs (534) (623)
Mark-to-market on derivatives and related debt adjustments 44 (486
Mark-to-market on debt 128 oasoy
EPRANDY 5,658 606 6,577 706

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

EPRA NTA 15 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 seli assats, thereby ¢rystallising certain levels of unavoidable deferred tax. Due to the Group’s REIT
status, deferred tax 1s only provided at each balance sheet date on properties outsice the REIT regime. As a result deferred taxes are
excluded from EPRA NTA for properties within the REIT regime. For properties outside of the REIT regime, deferred tax s included
to the extent that it is expected to crystallise, based on the Group's track record and tax structuring. EPRA NRV reflects what would
be needed to recreate the Group through the 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 fulf extent of ther liability.

2023 T2022
Numkber Number
I e million _mihon
Number of shares at year end 918 938
Adjustment for treasury shares an an
IFRS/EPRA number of shares (basic) ) 927 927
Dilutive effect of share options o T 3 3
Dilutive effect of ESOP shares } o .5 Z
IFRS/EPRA number of shares (diluted) 933 932
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Table B continued

EPRA Net Initial Yield and ‘topped-up’ Net Initial Yieid (Unaudited)

Tne Bntish Land Company PLC Q0621320

2023 2022
e o Em e EmM
Investment property - wholly owned 5,582 6,929
Investment property - share of joint ventures 3,316 3,538
Less developments, residential and land - (1,363) (1,168)
Completed property portfolio 7,535 9299
Allowance for estimated purchasers’ costs 525 672
Gross up completed property portfolio valuation (A) o 8,060 9971
Annualised cash passing rental incorme 443 457
Prograrly uulyoings {34) (33
Annualised net rents (B ) ) T 409 424
Rent expiration of rent-free periods and fixed uphfts’ 54 8l
‘Topped-up’ net annualised rent (C) 463 485
EPRA Net Initial Yield (B/A) 5.1% 4.3%
EPRA ‘topped-up’ Net Initial Yield (C/A) 5.7% 4.9%
Including fixed/minimum uplifts received in lieu of rental growth o 6 5
Total ‘topped-up’ net rents (D) 469 490
Overall ‘topped-up’ Net Initial Yield {D/A) o - _ 5.8% 4.9%
‘Topped-ug’ net annualised rent 463 485
ERV vacant space k1 33
Reversions (¥p) 4
Total ERV (E) 487 522
Net Reversionary Yieid (E/A) 6.0% 5.2%

1 The weighted average period over which rent-free periads cxpire is one year (2021/22: ona year)

EPRA Net Initial Yield (NIY) basis of calculation

EPRA NIY is calculated as the annualised net rent (on a cash flow basis). dwided by the gross value of the completed property

portfolio. The valuation of cur completed property portfolio is determinad Dy 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 hiability, plus
an estimate by our valuers of agent and legal fees on notional acguisition. The net rent deduction allowed for property outgoings
is based on our valuers' assumptions on future recurring non-recoverable revenuea expenditure.

In caleulating the EPRA “topped-up’ NIY, the annualised net rent is increased by the total contracted rent from expiry of rent-free
periods and future contracted rental uplifts where defined as not in lieu of growth. Cverall ‘topped-up’ NIY is calculated by adding
any other contracted future uplift to the ‘topped-up’ net annualised rent.

The net reversionary yield is calculated by dividing the tetal 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 continved

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 portfolio.

EPRA Vacancy Rate (Unaudited

I March  1March

2023 2022

I . . R . . Em Em
Annualised potential rental vaiue of vacant premises 3 33
Annualised potential rental value for the completed property portfolic 496 526
EPRA Vacancy Rate 6.3% 6.3%

The above is stated for the UK portfolio only. A discussion of significant factors affecting vacancy rates is included within the
Strategic Report {page 17).

EPRA Cost Ratios (Unaudited)

Restated

2023 2022

o o o . e £m £m

Property operating expenses 27 52
Admunistrative expenses 88 88
Share of joint ventures expenses 2 17
Less: Performance and management fees {from joint ventures) 13> (9>
Net other fees and commissions [¢-)) (4)
Ground rent costs and operating expenses de facto included inrents o {28) 2%

EPRA Costs (including direct vacancy costs) (A) 90 ns
Direct vacancy costs L 32y 4D
EPRA Costs (excluding direct vacancy costs) (B) s8 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) ) ) ) 168 140
Total Gross rental incomeul':a;s_él;ahnd rent costs (C) 462 465
EPRA Cost Ratic (including direct vacancy costs) {A/C) 19.5% 25.6%
EPRA Cost Ratio (excluding direct vacancy costs) {B/C) 12.6% 16.5%
Impairment of tenant debtors, tenant incentives and accrued income (£) (8) M
Adjusted EPRA Cost Ratio (including direct vacancy costs and excluding impairment of tenant debtors,
accrued income, tenant incentives and contracted rent increases) (A-D)/C 20.8% 25.8%
Adjusted EPRA Cost Ratio (excluding direct vacancy costs and excluding impairment of tenant debtors,

accrued income, tenant incentives and contracted rent increases) (B-D)/C 13.9% 16.8%
COverhead and operating expenses capitalised (including share of joint ventures) ) o 10 7

1 Pnror year comparatives have been restated for a change in accounting policy in respect of rental concessions Refer to Notoe 1 for further information.

in the current year, employac costs in relation to staff time on development projects have been capitalised into the base cost of
relevant development assets In addition to the standard EPRA Cost Ratios (both including and excluding direct vacancy costs),
adjusted versions of these ratios have also been presented which remove the impact of the impairment of tenant debtors, tenant
incentives and accrued ncome, to show the impact of these items on the ratios
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Table C. Gross rental income (Audited)

Tne Briush L and Company PFLC 00621920

/1
e nled

2023 2022
B o . . . ~ £m [mr
Rent receivable® T 463 479
Spreading of tenant incentives and contracted rent increases 27 n
Surrender premia o 3 3
Gross rental income o } 493 493
1. Prior year comparatives have been restated for a change in accounting policy in respect of rental concassions, Refer to Mote 1for further information,
2 Group gross rental income includaes £8m (2021/22: £7m) af all-inclusive rents relating to service charge income.
The current and prior year information s presented on a proportionally consolidated basis, excluding non-contrelling interests.
Table D: Property related capital expenditure (Unaudited)
Year ended 31 March 2023 Year enoged 31 March 2022
Joint Joint
Group ventures Total Group venrtures Total
£m £m £m £m £m £m
Acquisitions 158 - 158 596 34 630
Development 156 106 262 175 33 208
Investment properties
Incremental lettable space - - - 1 - I
No incremental lettable space 60 26 86 12 25 37
Tenant incentives 2 1 3 21 3 24
Other material non-allocated types of expenditure 3 3 6 2 3 5
Capitalised interast o 10 3 13 B 1 7
Tatal property related capital expenditure 389 139 528 813 89 o2
Conversion from accrual to cash basis o (50)  (6Y (56 42 7y 35
Total property related capital expenditure on cash basis 339 133 472 855 92 947

The above is presented on a proportionally consolidated basis, excluding non-controiling interests and business combinations. Tho
‘Other material non-aliocated types of expenditure’ category contains capitalised staff costs of £6m (2021/22: £5m).

Table E: EPRALTV gUnaudited)w

Year ended 31 March 2023

Proportionately
consolidated

T Year ended 31 March 2022

Froport-onatoly
consolicated
Non-

Share Naon- Share
of Joint contralling of Joint  contralling
Group Ventures interests Total Group Yentures intarests Teotal
. _ £m Em £m Ep-! o _ £m L = LI £m
Include: T

Gross debt 2,250 1,198 - 3,448 2,562 1,086 - 3,648

Net payables 271 93 - 364 261 97 - 358
Exclude:

Cash and cash equivalents (125} (152) 1 (278) (. aan 1 (25D

EPRA Net Debt¢pAy 2,396 1,139 1 3,536 2,712 1,042 1 3,755
Include:

Property portfolio valuation 5,595 3,316 (13) 8,898 6,944 3,538 (%) 10,467

Other financial assets 50 - - 50 32 - - 32

Intangibles 8 - o 8 9 - - 9

EPRA Total Property Value (B) "5,653 3,316 (13) 8,956 6,985 3538 (155 10,508

EPRA LTV (A/B) 42.4% 39.5% 38.8% 35.7%
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OTHER INFORMATION (UNAUDITED)

Data includes Group's share of Joint Ventures

Rent du "u_rj_25 Marchrz__ozz anf{ ?fﬂ.__{'fi_aarch ?02_3_ _________ —— o o RE'.E!I‘?V T .:W\__T_otal
Received 100% 98% 99%
Quistanding 7 o L ) L o 0% 2% 1%
Total 100% 100% 100%
£187m £260m £447m
March quarter 2023 rent collection
Rent due betwesn 26 March 2023 and 9 May 2023 T T T offices  Retad Total
Received 99% 91% 95%
Outstanding L el e 8% 5%
Total 100% 100% 100%
£44m £5Tm £95m
Purchases
o T T ' T ' T i T Srce T once Anhualised
(100%) ¢BL Sharc) Net Rants
Simee ) Apri| 2023 —_— Soctor . L Em e em
Completed
DF$, Cambridge Retail Parks 7 7 1
Solartron Retail Park Retail Parks 35 35 3
Capitol Retail Park Retail Parks 51 51 5
Westwood Retail Park, Thanet Retail Parks 55 55 4
Mandela Way, Southwark London Urban Logistics 22 22 -
Patertiouse Extension, Cambridge Office 25 25 -
South Trumpington Land Office 8 ) -
Total B - R - ] T 208 203 13
1. British Landt share of anpualised rent tonped uo for rent frees
Sales
- - T . e T ) PVICCiW?V? VDF ce WA«TH_l:lEI 1sed
(100%) {3 Sharecy Mot Rents
Sneelapr 2025 . e o _seeter Fm . Em . Em
Completed
Debenhams Chester Other Retail 1 1 -
Deepdale Shopping Park, Preston Retail Park 61 31 2
Debenhams, Cardiff Other Retail 3 3 -
Paddington Centrat {(75% sale) Campuses 939 624 27
Exchanged
126-134 Baker Street? Office 17 17 1
Total o T o ] 7?,"021 7 74%7 7 30

1 Brtisn Lana share of annualised rent tooped up for rent frees
2. Excnanges and completed post veriod end
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Purliolio Valuation by Sector

Tho British Land Company PLC 00621920

Charnge
Group L0 Rt venturos Toal )
At 31 Vrfdrarrch 1737(73?3 Em - Prﬁ 7 £m H1 . ‘—1? B K_‘_(
West End 2,208 330 2,538 (2.5) 1.2 (M.3)
City 494 2,072 2,566 (3.6) ma) (4.8}
Canada Water & cther Campuses 17 285 456 (163 (16.23 7.1
Hesidential” a0 - 90 33.2 m.2y 0.8
g__am_g_l:lses ) ) 2,96} ) 2,_§a7 5,650 @7 - (1.9) (3.1
Retail Pafks 1,800 176 1,976 (3.7) (£.9) (10.2)
Shopping Centre 309 437 746 (2.1 (5.6) (7.6)
London Urban Logistics 258 5 263 (6.0) (19.3) (24.2>
Other Retail 252 N 283 (4.2) B0 (9.7
Retail & London Urban Logistics 2,619 629 3,248 (36 (7N (10.9)
Total ] 5,582 3,316 8,898 .0y (04 12.3)
Standing Investments 4,745 2,798 7,543 (3.2) {9.4) (1.7)
Developments 837 518 1,355 (1.5) (15.5) (15.7)
On a proportionally consolidated basis including tne Groun's sharg of joint ventures and excluding non-controlling mterests
1 Valuation movemont during the period (after taking account of caoital expenditure) of properties held at the patance shoet date, including developrents
(classified by end use), purchases and sales
2. Standalone residential
Gross Rental Income’

o T | Annualsed as at 31 Marcn 2023
Accounting Basis £m ~ _ E_rgua___ Jqlit_ven_t_ures Total ____Group Jontventures Tctai
West End ’ 89 23 12 85 15 100
City 15 90 105 15 9z 108
Other Campuses n 3 14 9 3 12
Residential’ - - - - - -
Campuses 115 __1s 231 1w0s m 220
Retail Parks 139 16 155 137 14 151
Shopping Centre 40 40 80 35 41 80
London Urban Logistics 7 - 7 23 - 8
Other Retait 19 1 20 20 1 27
Retail & London Urban Logistics 205 57 262 204 56 260
Total . o 320 173 493 I 3z 167 ) 486

On a propartionally consofidated basis nciuding the Group's share of joint ventures and excluding non-contralling interests
1. Gross rental income will differ frem annualised valuation rents due te accounting adpustments for fixed & minimum contracted rental uplifts and lease incentives

2. Standalone residential
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QTHER INFORMATION (UNAUDITED) contimuad

Portfolio Net Yields'?

Asat 3l Marcﬁ ?Eé} 77%&’99;} et E3RA mp;;ec Cworai topped ‘:nl equivaient  Net eguivalent MNet i T ERv Growth
mtal y ed up net in tal up net ntiat yied yioid rEVOrS Orary S
% yed yela % movement yeid
— N . S [ weo bes R !
West End 3.3 4.4 4.4 5.0 72 54 4.0
City 4.0 4.8 4.8 50 69 55 1.3
Other Campuses 53 53 5.7 5.5 43 62 (0.2)
Campuses o 3.7 4.6 4.6 5.0 70 55 2.6
Retail Parks - T ro T 34 T 7.5 66 7 " 66 28
Shopping Centre 7.9 83 8.5 7.9 39 78 1.2
{ondon Urban Logistics 3z 32 33 46 187 4.9 254
Other Retail 6.8 7.1 7.3 70 75 6.4 (0.3
Retail & London Urban Logistics o 6.9 7.3 7.4 _ &8 7z 6.8 3o
Total 5. 57 5.8 5.8 71 6.0 2.8

On a proportionally consolidated basis incluaing the Group’s share of joint venturas and excluding nen-controlling intcrosts
Residential consists of only developments and ground rents, thereoy excluded from yield analysis

Including notional purchaser's cosis

Exciuding committed davelopments, asscts heid for development and residentral assats

- including rent contracted from expiry of rent-free periods and fixed uphfts not in Leu of rental growtn

. Including fixed/minimum uplifts (excluded fraom EPRA definition)

Az caleulated by MSCL

LSRN

12 months to 31 March 2023 . Off ces - Retal _ R Tetal
LA [ L . _Brushlang’ MSCI Brbshlend’ MsCl - 8ntish Lanc o Msel
Capital Return (14.2) (15.3) mn Q27> 3D as.n
- ERV Growth 26 16 3.0 Q.4 2.8 35
- Yield Movement’ 70 bps 104 bps 72 bps 67 bps 71 bps 109 bps
Income Return o 27 36 6g 54 . 4.1 4.1
Total Property Return (11.9) 12.3) (5.0) (7.9) {8.5) (12.6)

On a proporticnally consohdatea nasis including the Groua's snare of joint venturos and excluding non-controlling interests
1. Met eqguivalent yield movement
2 Bntish Land Offices reflects Campuses; Britisn ! and Retail reflacts Retall & Londan trban Loaqistics
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Top 20 OCccupiers by Sector

Retal & on!f;;: % of
Asat A1 March 2023 . Urban Log STCs rant As at___3? Marc_!}_g_ozs . L . Camgpuses mn,t, -
Retail & London Urhan i.._&_:;istics o o Campuses o
Next ' T 51 Meta 20.3
Walgreens (Boots) 473 dentsu 5.5
M&S 5./ Herpert Smith Freehills 3.4
JO Sports z2 SEFE Energy Z1
Currys Flc 31 Vodafone 2.8
TJXA{TK Maxx) 2.9 Sumitomo Mitsul 26
Sainsbury 26 Deutsche Bank 2.2
Frasers Group 2.4 Janus Henderson 2.0
DFS Furniture 2] TP ICAP Plc 1.8
Asda Group 2.0 The Interpublic Group 18
Tesco Plc 2.0 Softbank Group 18
Kingtisher 2.0 Reed Smith' 1.7
TGl Friday's 1.9 Mayer Brown 1.7
Hutchison Whampoa 1.8 Mimecast Plc 1.5
Homebase 14 Milbank LLLP 1.5
Primark 1.4 Credit Agricole 14
River Island 14 Accor 1.3
Pets at Home 1.3 Monzo Bank 13
Wilkinsoen 1.2 Visa International 1.2
HE&M 1.0 Dimensional Fund Advisors o
Total top 20 - T 46.8  Total top 20 o 59.9

1 Tawking I1to account their pre-let of 114,000 sa ft at Norton Folgate, % contracted rent would rise to 3 7%,

Major Holdings

8L Share " TSart Rent(100%) " Dceugancy Leasc
As ar 31 March 2024 % Relaled £mpa't rate ¥ fength yrsit
Broadgate - T T 50 4,468 192 4.9 6.0
Ragant’s Place 100 1,740 83 96.0 8.9
Paddington Central 25 958 13 99.4 85
Meadowhall, Sheffield 100 569 15 991 2.2
Glasgow Fort, Glasgow 100 510 17 99.9 51
Teesside, Stockton 100 198 7 10C.0 6.1
Hannah Close, Wembley 100 246 4 100.0 2.8
Ealing Broadway, London 50 1,500 71 96.8 38
Drake’s Circus, Plymouth 100 1190 17 92 4 50
Giltbrook, Nottingham 100 540 12 94.9 4.2

1. Annualised EPRA contracted rent including 100% of joint venturas

2 Includes accommodation under offar or subject to assct management
3 Woeighteo average to first broak

4. Excludes committed and near termn develooments
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OTHER INFORMATION (UNAUDITED) continued

. ﬁvgjagc’ \cam icf!gihryrs S o Oéc’j\.pa;ﬁ:y rate E
As at 31 March 2623 . i B S To expiry Tobreak EPRAGccupancy  Oceypancy’'
West End 8.9 8.3 91.9 96.8
City 7.1 6.1 92.4 95.2
Other Campuses 8.9 6.0 Q3.0 130.0
Residential* 13.2 13.2 100.0 100.0
Campuses . 8.0 L 7.2 N 92.4 96.2
Retall Parks o o 60 a5 gl 988
Shopping Centre 55 4.2 92.5 94.1
Londan Urkban Logistics 3.7 26 99.8 99.8
Other Retail 80 76 95.0 96.4
Retail & London Urba_l_n”!_ogistiq__s_h 7 o 59 4.6 951 97.3

Total ) B 6.8 57 937 967

1. Space allocated to Storey 1s shown as occupied where there is a Storey tenant in place otherwise 1t is shown as vacant. Total cccupancy for Carmpuses would rnisc

from 986.2% to 96.4% If Storey space wers assumed to be fully lot

Includes accommadation under offor ar suoject to asset management

3. where occupicrs have entered administration ar CVA but are still hable for rates, these are treated as occumind If units in administration are treatea as vacant,
tnen tne occupancy rate for Retail & London Urban Logistics would reduce from 27.3% to 96 B%, and total occupancy would reduce from 96 7% to 96.4%

4 Standalone residential

(X3

Portfolio Weighting

2072

72023
West End 345 2,538
City 273 2,566
Canada Water & other Campuses 4] 456
Residential’ 0.7 90
Campuses 66.6 5,650
Retail Parks o o T o " 702 1.976
Shopping Centre 7.6 746
London Urban Logistics 3.0 263
Other Retail 2.6 263
Retail & London Urban Logistics - o 334 3,248
Total o - 100 8,898
London Weighting " - - - 73% 6,174

Ona proportionally consoliated basis Including the Group's sharc of joint ventures and ex<luding non-controlling interests
1 Standalone residential
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Annualised Rent & Estimated Rental Value (ERV)

f_k_s_a‘. 31 M.zr_:h_EDZS

West End’®

City?

Other Campuses
Residential®
Campuses

Retail Parks

Shopping Centre
London Urban Logistics
Other Retail

Retail & London Urban Logistics

7 Group

Annual sed rent (valua: on basis)

Joint ventoroes

67 15

8 80

6 -

81 95
144 14
40 42

7 -

20 -
n 56

" 282 151

£m
Total

82
88
6
176
158
82

20
267
443

The British t and Company PLC Q0621820

FrY
Fmr

Toia
127
120

254
144
77
12
18
251
505

Avoerage ront

£psf

Contracted”
67.3
561
27.0
551
232
26.1
13.9
143
225
30.4

IV -
74.5
61.8
34.5
60.2
20.3
23.6
212
2.6

203
30.4

On a proporticnally consalidated basis including the group's snare of joint ventures and funds, excluding coma~tted, near torm and assets held for developmant
1 Gross rents plus, where rent reviews are outstanding, any increases to RV (as determined by the Group's external valuers), less any ground rents payable under

head leases. excludes contracted rent subject to rent free and Future uphft

2. Annualised reat, plus ront subject to rent free
3 Fosf metrics shown for office space only
4. Standatone rosidential

Rent Subject to Open Market Rent Review

For yoar ta 81 March
As at 31 March 2023

West End

City

Other Campuses -
Residentiall -
Campuses 20
Retail Parks ’ "0
Shopping Centre 4
London Urban Logistics -
Other Retail 1
Retail & London Urban Logistics 5
Total S a 35

2025
£m Em
B 9
8 27
1 —
24 36
n 8
3 2
1 _
1 1
16 1
40 47

2026

2027
£

22

27

D

2

" 2024-26
£m

29
50
1

80

2024*2“5‘3_
E£rm

52
56

1
109
42
14

©n a proportionally consolidated basis including the Group's share of joint ventures and oxcluding non-controbing interests as well as committed. near term and

assets hela for develooment
1. Standalone residential
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OTHER INFORMATION (UNAUDITED) continued

Rent Subject to Lease Break or Expiry

Zor yaar 1o 31 March 2924 2025 c26 2027 2028 2024-26 2024-28
As at 3l _M_arc_h 2023 £m m fm £m £mr o Em
West End T 5 7 5 6 26 37
City 13 1 3 3 37 43
Other Campuseas 3 - - 1 - 3 4
Residential’ - - - - - - -
Campuses B 2% 18 27 .5 9 86 84
Retail Parks . o 30 20 25 19 15 75 109
Shopping Centre 16 10 14 8 13 40 &1
London Urban Logistics - 1 4 1 1 5 7
Other Retail 4 2 1 1 1 7 9
Retail & London Urban Logistics 50 33 44 ) 29 30 z7 186
Total T o ' 71 R 71 38 3® 193 270
% of contracted rent DT 10 14 8 8 38 54

On a proportionally consohdated basis including the Group's share of Joint ventures and excluding non-controlhing interests as well as committed, near torm and
assets held for developmant
1 Standalone residental

Committed Developments
e ) oo N PE chrgn: Cost ’ Forcrcérstﬁi R‘E}t‘:a‘s‘ed IRR %*

81 Share 100% sq 1t
% ‘0Q0 Calendar Value tocome IRR:
Year £m £m’ %5

As at 31 March 2023 Sector - R
The Prisstley Centre Life Sclence 100 83 Q42023 24 15 14 21
Norton Folgate COffice 100 335 Q4 2023 318 33 5 14
2 Sheldon Sguare Office 25 140 Q12024 29 10 16 17
Aldgate Place, Phase 2 Residential 100 137 Q2 2024 86 44 [4] 10
1 Broadgate? Office 50 544 Q22025 124 188 7 12
Canada Water
Roberts Close (Plot K13* Residential 50 62 Q3 2023 - 5 - -
The Dock Shed (Plot A2)* Mixed use 50 246 Q4 2024 26 48 55 - Blended 10 Blended 13
1-3 Deal Porters Way (Plot A1) Mixed Use 50 270 Q42024 41 85 36 - o
Total Committed o 1,817 = 48 488 65.7 25.1

COn a proportionally congohdated basis incluging the Groun's snare of joint ventures ana funds (oxceot area which 15 shown at 100%)

1 From 31 March 2023 Cost to come excludes notional interest as interest is capitalised indvidually on eacn develooment at cur catitalisabion rate

2. Estirmated headiine rental value net of rent payable under head feases (excluding tenant incentrvas)

3. The London Borough of Southwark nas confirmed they will not oe investing in Phase 1, but retain the ngnt to participate in the aoveloomeaent of suoscguent plots
un to a maximum of 20% wath tneir returns pro-rated accordingly

4 Pre-let & under offer axcludes 114,000 sq ft of office space under ootion

5. Forecast IRRs reflect the land value of the point of commitments

6. Repased IRRs refloct current site values
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Near Term Deveclopment Pipeline

Rl Share

Current Viloe Cost 1o come

The British Lang Company PLC C0621920

100% sq . Ear ost Start Eayv
As at 31 March 2023 Sector A ‘000 onste fm £m’ Erm’ Planning Status
2 Finsbury Avenue Office 50 747 Q2 2023 72 410 354 Consented
Peterhouse Extension,
Cambridge Life Science 100 96 Q3 2023 22 5¢ 47 Consented
Varney Road, Southwark London Urban Logistics 100 200 Q4 2023 26 75 7.1 Submitted
Maiwdela Way, Suulhwatk Londoh urban Logistics 100 144 Q4 2023 17 53 4.7 Submitted
The Box, Paddington Londeon Urban Logistics 100 121 Q4 2023 42 41 B5 Consented
5 Kingdom Street Office 100 211 Q2 2024 60 226 190 Consented
Canada Water
Prmtworks (Plots H1 & H2) M\xed Use 50 281 O3 2024 6 92 8 6 Outline Consented
Total Near Term 1,800 245 947 85.0 '

On a proportionally consolidated basis including the Group's share of joint ventures and funds (exceot arca which 1s shown at 100%)
1. From 31 March 2023, Cost to corme excludes notional inlerast as interest 1s capitalised individually on cacn devoiopment at our capitalisation rate
? Fahimated hoadling rantal value net of rent payable undo hiead leases (excluding tonant incentives)

Medium Term Development Pipeline

"BL share 100% seft
As at 3 kAl Mar:h 2023 - o sector ~ N “ﬁ B 000 Planning 75&&71\:‘(57 o
1 Appold Street Office 50 404 Consented
International House, Ealing Office 100 165 Consented
Euston Tower Office 100 571 Pre-submission
Finsbury Square London Urban Logistics 100 81 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 50 211 Consented
Waest One Development Mixed Use 25 73 Consented
Ealing - 10-40, The Broadway Mixed Use 1G0 320 Consented
Canada Water
Plot H3 Cffice 50 313 Qutline consent
Zone L. Residential 50 200 Consented
Plot F2 Mixed Use 50 447 Consented
Future phases' - Mixed Use 50 3,260 Outline consent
Total Medium Term o ] 8,194

On a proportonally consolidatad basis Including tne Group's share of joint ventures and funds (exceot area which is shown at 100%)
1. The Londen Barough of Southwark has the right Lo invest in up to 20% of the completed development. The ownership share of the joint venlure between British
Land and AustralianSuper will change over time depending on the level of contributions made, but will ke no less than 80%

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reperting from the European Public Real Estate Asscciation (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 ather than Audits and
Reviews of Historical Financial Information’ (revised), issued by the international 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

Annual Report and Accounts 9023
Board's Executive and Non-Executive Directors pages 108 to M
Tenures of Non-Executive Directors page 129

Appomtment process for new Directors page 128

Board procedure for managing conflicts of interest page s

C&;npsgitian of the hig'hestmgd\}e'rr'!énéieﬂbc;&y

Nommatmg and selectlng the highest govemance body

Process for managing conflicts of interest
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TEN YEAR RECORD

Tne Brinish Land Company PLC 00621820

201/ 2016 2015 2014
S Em o £m em
Summarised income statement’ o ) e S
Gross rental income 493 493 5098 560 576 613 643 654 QLS 597
Net rental income o 448 425 359 478 532 576 610 620 585 562
Net fees and other income 18 13 N 13 10 15 17 17 7 15
Net financing charges Q1) (102) (103) _m azzny (28) s (180) (201 (202)
Administrative expense 8g)  (89) (74) 74y (81) 83y (86) _ (94)  (88) (78
Underlying Profit 264 247 193 306 340 380 390 363 313 297
Exceptional costs
{not included in Underlying Profit) - ~ - - - - - - - -
Dividends paid 215 157 78 148 298 302 296 287 277 266
Summarised balance sheets'
Total properties at valuation® 8,907 10,476 9,140 1377 12316 13,716 13,940 14,648 13677 12040
EPRA net debt (3,127) (3.397) (2877) (3.854) (3,520) (3.973) (4,223) (4.765) (4,918) (4,890)
Other assets and liabilities (293) (273 (221 MOy (48)  (183)  (219) 191 276 (123)
EPRA NTA/NAV (fully diluted)® 5,487 6806 6080 7213 8649 9560 9498 10,074 9035 7.027
Cash flow movement - Group only
Cash generated from operations 238 2586 218 404 B17 3B] 379 34l 318 243
Other cashfiows from operations 2 o an (69 29 4B 2_ (&) 4N (33) (24}
Net cash inflow from
operating activities 240 245 149 375 613 353 363 294 285 219
Cash inflow {outflow) from
capital expenditure, investments,
acquisitions and disposals 26 {85) 316 (351) 187 3a6 470 230 (1) (660}
Equity dividends paid - (213)  (I55)  (76)  (295) (298) (304) (295) (235) (228) (I159)
Cash {outflow) inflow from
management of liquid resources
and financing - (339 215 1,022) 232 (365) (404) (538 (283) 20 607
{Decrease) Increase in cash® 14 (80) (39) (49) 137 ) - 8 G4 7
Capital returns
Growth in net assets’ (19.4)% N.9% (15.7)% (16.6Y% (9.5)% 0.7% (5.7)% 115% 286% 17.8%
Total accounting return {16.3)% 14.6% (14.6)% (0LOY% (3.3)% 8.9% 27% 14.2% 24.5% 20.0%
Total accounting return -
pre-exceptional {16.3)3% 14.6% 4.6)% (MNM%B (3.3)% 8.9% 2.7% 14.2% 245% 200%
Per share information o . o . o
EPRA NTA/NAV per share’ s88p 730p  65lp _ 774p 905p 967p  91Sp  919p  829p  688p
Memorandum T - T I _" ) B
Dividends declared in the year 22.64p 2192p 150p 180p 310p 301p 292p 284p 277p 270p
Dividends paid in the yearm E'.Zp 16.96;3" 8.4p 31.5p 3205p 296p 288p 280p 273p 267p
Diluted_earm'-n'gs T T T T
Underlying earnings per share 28.3p 27 Op 18.0p 327p 349p 374p 37.8p 341p  306p 294p
IFRS (loss) earnings per share® {112.0)p 103.5p (1080 (NO0.O)p (30.0)p 4B5p 147p M3.7p 167.3p 110.2p

Includ.ng snare of jeint venturas and funds

Including restaterneant in 2016,

DNO O A WN

Financial Stataments for further information
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Reprasents movoment in cash ana cash cguivalents under IFRS
EPRA MTA 35 disclosed 1n 2022 1o 2021 and EPRA NAV 15 disclosed from 2020 to 2014

EPRA NTA per share is disclosea »n 2022 to 2021 and EPRA NAV per share s disclosed from 2020 to 2014,
Priar year camodaratives hava bean restated for a change (m accauntimg galicres m raspect of rental concessions and terant deoasits Refer to Note 1 of tae

Reprosents movenant 11 aifuted EPRA NTA 1n 2022 to 2021 ang mavement in aiuted EPRA NAV from 2020 to 2014
nchuging surplus over boox value of trading and ceveleoment properties.



SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2023

ﬂumbér B-.:alance as at

2023,_/2.‘5 of holdings % 31 March 2023 %
1-1,000 3604 5690 1,320,348 0.4
1,001-5,000 1,467 2316 3305541  0.35
5.001-20,000 483 763 4823778 0.51
20,001-50,000 199 314 6262074  0.67
50,001-highest b8l 9.1/ 922,623,238 98.33
Total 6,334 100 938,334,979 100
Holder type oo )
individuals 4990 7878 8,855,061 0.94
Nominee and

institutional

investors 1344 2122 929,479,918 99.06
Total 6,334 100 938,334,979 100

1. Excluding 11,266,245 shares beld 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 BN99 6D A

Tel: +44 (03371384 2143 (UK and Overseas callers)

Lines are open from 8 30am to 5.30pm Monday to Friday
excluding public helidays in England and Wales.

Website: shareview.co.uk
By registering with Shareview, sharehalders can:

- view their British Land shareholding oniine
- update their details
- elect to receive shareholder mailings electronically

Equiniti is also the Registrar for the BLD Property Holdings
Limited Stock.

Share dealing facilities

By registering with Shareview, Equiniti also provides existing
and prospective UK shareholders with a share dealing facility
for buying and selling British Land shares online or by phone.

__> For more information, cantact 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
sharehclders will need the reference number given on
their share certificate to register. Similar share dealing
facilities are provided by other brokers, banks and
financial services.

Website and shareholder communications

The British Land corpaorate website contains a wealth of
material for shareholders, including the current share price,
press releases and information on dividends The website can
be accessed at britishtand.com

British Land encourages its shareholders to receive
shareholder communications electronically. This enables
shareholders to receive infermation quickly and securely as
well as in a more environmentally friendiy and cost-effective
manner. Further information can be obtained frem Shareview
or the Shareholder Halpline,

The Britisn 1 and Company PLC Q0621920

ShareGift

Shareholders with a smatl number of shares, the value

of which makes it uneconomic to sell them, may wish to
consider donating their shares to charity. ShareGift is a
registered charity (No. 1052686) which collects and sells
unwanted shares and uses the procesds to support a wide
range of UK charities. A ShareGift donation form can be
obtained from Equiniti,

Further information about ShareGift can be obtained from
their website: sharegift.org

Honorary President

In recognition of his work building British Land into the
industry leading company it is today, Sir John Ritblat was
appointed as Honorary President on his retirerment from the
Board in December 2006.

Registered office

The British Land Company PLC

Yaork House

45 Seymour Street, London WiH 7LX

Telephone: +44 (0)20 7486 4466
Registered number: 621920
Waebsite: britishland.com

Dividends

As a REIT, British Land pays Property Income Distribution
(PID) and non-Property Income Distribution (nen-RID)
dividends. More information on REITs and PIDs can be
found in the Investors section of our website at
britishfand.com/dividends

British l.and dividends can be paid directiy into your bank or
building society account instead of being despatched to you
by cheque. Mare 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 britishland.com/
dividend-faqs

Scrip Dividend Scheme

British Land may offer sharehalders 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.

7\, 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 othar organisations. This may result
in the receipt of unsolicited mail. To limit this, shareholders
may register with the Mailing Preference Service. For more
information, or to register, visit mpsanline.org.uk

Shareholders are also advised te be vigilant in regard

to share fraud which includes telephone calls offering

frae investment advice or offers tc buy and sell shares at
discounted cr highly inflated prices. If it sounds tco good to
be true, it often is. Further information can be found on the
Financiai Conduct Authority’s website fca.org.uk/scams or
by calling the FCA Consumer Helpline on 0800 111 6768
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SHAREHOLDER INFORMATION continued

Tax
The Group elected for REIT status on 1 January 2007, paying
a £308m conversicn charge to HMRC in the same year.

As a consequence of the Group’s REIT status, tax is not
levied within the corporate group on the qualifying property
rental business but is instead deducted from distributions

of such inceme as Property Income Distributions (PiD) to
sharehalders. Any income which does not fall within the REIT
regime is subject to tax within the Group in the usual way.
This includes profits on property trading activity, property-
related fee income and interest income.

_..% Further information on our Tax Strategy can be found in
the section Our Approach to Tax Strategy at britishland.
com/governance.

Forward-looking statements

This Annual Report contains certain (and we may make
other verbal or written) ‘forward-iocking’ statements.

These forward-looking statements include all matters that
are not historical facts. Such statements reflect current views,
intentions, expectations, forecasts and beliefs of British Land
concerning, among other things, our markets, activities,
projections, strategy, plans, initiatives, objectives,
performance, financial condition, liquidity, growth and
prospects, as wall as assumptions about future events

and developments. Such ‘forward-looking' statements can
sometimes, but not always, be identified by their reference
to a date or point in the future, the future tense, or the use
of ‘forward-locking' terminology, including terms such as
‘believes’, ‘considers’, ‘estimates’, ‘anticipates’, ‘expects’,
foracasts’, fintends’, ‘continues’, 'due’, ‘potential’, ‘possible’,
‘plans’, ‘seeks’, ‘projects’, ‘budget’, ‘ambition’, ‘'mission’,
'chjective’, ‘goal’, ‘guidance’, ‘trends’, 'future’, ‘outlook’,
‘schedule’, 'target’, ‘'aim’, ‘may’, ‘likely to’, ‘will’, 'would’, ‘could’,
‘should’ or similar expressions or in each case their negative
or other variations or comparable terminology. By their
nature, forward-looking statements involve inherent known
and unknown risks, assumptions and uncertainties because
they relate to future events and circumstances and depend
on circumstances which may or may not occur and may be
beyond our ability to control, predict or estimate. Forward-
locking statements should be regarded with caution as
actual outcomes or results, or plans or objectives, may
differ materially from those expressed in or implied by such
statements. Recipients should not place reliance on, and are
cautioned about relying on, any ferward-locking statements,

Important factors that could cause actual results (including
the payment of dividends), performance or achievements

of British Land to differ materially from any outcomes and
results expressed or implied by such forward-looking
statements include, among other things' (a) general business
and political. social and economic conditions globally, (b) the
consequences of the United Kingdom's withdrawal from the
European Union, () industry and market trends {including
demand in the property investment market and property
price valatility), (d) competition, (a) the behaviour of other
market participants, (f) changes in government and other
regulation including in relation to the environment, landlord
and tenant law, health and safety and taxation {in particular,
in respect of British Land’s status as a Real Estate Investment
Trust), €g) Inflaticn and consumer confidence, (W} labour
relations and work stoppages, (i) natural disasters and
adverse weather conditions, ()) terrorism and acts of war,

(k) British Land's overall business strategy, risk appetite and
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investment choices in its portfolio managament, (1) legal

or other proceedings against or affecting British Land,

¢(m) reliable and secure IT infrastructure, (n) changes in
occupier demand and tenant default. (0) changes in financial
and equity markets including interaest and exchange rate
fluctuations, () changes in accounting practices and the
interpretation of accounting standards, (g) the availability
and cost of finance, {r) the consequences of the Covid-12
pandemic, (s) changes in construction supplies and labour
availability or cost inflation and {t) the Ukraine conflict and
its impact on supply chains and the macroeconomic outlook.

The Company's principal risks are described in greater detail
in the section of this Annual Report headed Principal Risks
on pages 51 to 60 (inclusive). Forward-looking statements
in this Annual Report, or the British Land website or made
subsequently, which are attributable to British Land or
persons acting on its behalf, should therefore be construed
in light of all such factors

Information contained in this Annual Report relating to
British Land or its share price or the yield on its shares is not
a guarantee of, and should not be relied upon as an indicator
of, future performance, and nothing in this Annual Report
should be construed as a profit forecast or profit estimate, or
be taken as implying that the earnings of British Land for the
current year or future years will necessarily match or exceed
the historical or published earnings of British Land. Any
forward-looking statements made by or on behalf of British
Land speak only as of the date they are made. Such forward-
loocking 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, reliability, the basis

on which they were prepared, or their achievement or
reasonableness. Other than in accordance with our legal

and regulatory obligations (including under the UK Financia!
Conduct Authority’'s Listing Rules, Disclosure Guidance and
Transparency Rules, the UK Market Abuse Regulation, and
the requirements of the Financial Conduct Authority and

the London Stock Exchange), British Land does not intend
or undertake any obligation to update or revise publicly
forward-looking statements to reflect any changes in British
Land's expectations with regard thereta or any changes in
information, events, conditions, circumstances or other
information on which any such statement is based. This
document shall not, under any circumstances, create any
implication that there has been no change in the business

or affairs of British Land since the date of this document or
that the information contained herein is correct as at any
time subsequent to this date.

Nothing in this document shall constitute, in any jurisdiction, an
offer or solicitation to sell or purchase any securities or other
financial instruments, nor shall it constitute a recommendation,
invitation or inducement, or advice, in respect of any
securities or other financial instruments or any other matter.

The Annual Report has been prepared for, and only for, the
members of British Land, as a body, and no other persons,
British Land, its Directors, officers, employees or advisers
do not accept or assume responsikbility to any other persen
to whom this document is shown or into whose hands

it may come, and any such responsibility or liability is
expressly digclaimed
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Follow us on social media @Britishl.andPLC
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