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Presentation of financial infarmation

The financial statements for the year ended

31 March 2072 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 preparad in accordance with UKX-adopted
International Acceunting Standards and the relevant
legal requirements of the Companies Act 2006
{1FRS ). On 31 December 2020 EU-adopled \FRS
was brought into UK law and becarna UK-adopted
International Accounting Standards, with future
changes to IFRS being subject lo endorsement by
the UK Endorsement Board. The consoltdated
financial statements have teansitioned ta UK-
adapled Internationat Accounting Standards lor the
year ended 31 March 2022 This change constilutes
a change in accounting framework, However, there
1S No iMpact on recognition, measurement ar
disclosure in the year reported as a resutt of the
change in framework. In the current financial year

the Group has adopted a number of minar
amendments to standards effective in the year
issued by the IASB, none of which have had a
materialimpact on the Group. The accounting
policies used are othenwise consistent with those
contained in the Grovp's previous Annual Report
and Accounlts for the year ended 31 March 2021
The Group’s interests in joinl ventures and funds
are shown as a single ne item on the income
staternenl and balance sheel and all subsiduaries
are consolidated at 100%.

Managemeni considers the business principally
on a proportionally consolidated basis when setiirg
the strategy, determsning annual prarities. making
investrent and finaccing decisians and reviewing
performance This includes the Group's share of
joint ventures and funds on a line-by-line basis and
exclydes non-controliing interests in the Group's
subsidiaries, The financial key performance
indicators are also presented on this basis. Refer
to the Financiat review for a discussion of the IFRS

results. We supplement our IFRS figures with
ran-GAAP measures, which management uses
internally. IFRS measures are labelled as such.

See our supplementary disclosures which start

on page 233 tor reconciliations, in addition 1o Note 2
in the financial statements and the glessary found
at britishland.com/glossary.

Integrated reporting

We integrate social and erwironmental infermatien
throughout this Report in line with the International
Integrated Reporting Framewark This reflects

haw our industry-teading sustainability strategy

1s integrated into our business, delivering lasiing
value for all aur stakeholders. We publish additional
social and environmental data in our Sustainability
Accounts found at bribshland com/data.

This Report was signed oif by the Board

on 17 May 2022,
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Places People Prefer

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

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

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

Visit britishland.com for more information



2022 KEY FINANCIAL AND NON-FINANCIAL HIGHLIGHTS

Financial highlights
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Underlying EPS [diluted]

274p

2021:18.8p

Underlying Profit

£251m

2021: €207 m

EPRA NTA per share

127p

2021 648p

Dividend per share

2192p

2021:15.04p

IFRS EPS

103.3p

2021:1111.2)p

IFRS profit after tax

$960m

2021 £01,083)m

" “Operational highlights —

IFRS net assets

£6,733m

2021: £5,983m

Assets under management

£14.3bn

2021:€12.70n

Stakeholder outcomes

39m sq ft

leasing activity

Our strangest performance in
10 years

1.7m sq ft

committed developments

Including 585,000 sq ft
at Canada Waler

14.8%

total accounting return

Oriven by the EPRA NTA per
share uphift of 12.2%

23,949

beneficiaries from our
community activities

Focused on education,
employment, local business.
wellbeing and connecting local
people and organisations

6.8%

valuation gain across
the portfolio

Oriven by an upiifi of 20.7%
in retail parks and 11.7% in
Campus developments

£1.3bn

gross development value of
urban logistics pipeline

Assembled in 12 months

632

kg CO,e per sqm
average embodied carbon in
olfice developments
Prioritising re-use of existing
malenais and piloting more
sustainable alternatives

$2.2bn

capital activity

Including £290m from Canada
Water and E694m from
Paddington Cenirat

Ilpast year end)

A

senior unsecured credit rating

With £1.1bn of financing activity
during the year

2 British Land Annual Report and Accounts 2022

5-star

GRESE rating

Including a 5 star rating in both
standing assets and
developments

69%

stalt engagement score

With 85% recommending
British Land as a place to work
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Reasons to invest in British Land

Focus on value creation

We focus on opportunities where we can leverage our competitive
strengths in active asset management and development to create
value. We identify key themes in our markets and invest behind
them. To do this, we make timely derisinns ta recycle capital out of
mature assets and into development and value accretive acquisitions.

Read about cur Strategy on pages 14-27

Attractive development pipeline

We have created a strong pipeline of development opportunities
within our portfolio which is a key driver of value creation. The total
pipeline covers 11.4m sq ft including 5m sq ft at Canada Water, a
£5.4bn redevelopment scheme, and 2.8m sq ft of

eppertunities with a gross development value of

Read more about our developments on pages 20-21

Strong balance sheet

Our leverage is low and we benefit from a diverse and flexible
pocl of finance. Our dividend is set as a percentage of Underiying
Earnings per share; this provides further flexibility, enabling us
to make timely decisions on asset disposals, providing capital

to progress our strategy.

Read about our financial policies and principles on pages 81-83

Best in class platform

Our expertise across development and active asset management,
including masterplanning, sustainability, leasing, praperty
management and our ability to work in partnership enables
pivol towards areas of growth in our markets and means
unlock value fram the mast complex opportunities.

Read abou! our people on page 17 and pages 35-37

Excellent ESG track record

Sustainability is ingrained in everything we do. Environmental
considerations are an important part of our decision making
process as we seek to minimise our carbon footprint. We forge
strong relationships with our lecal communities and authorities
and have a good track record of creating opportunities for local
people at our places. This is an important driver of value for

Read about our pipeline of develepments on pages 20-21 and cur decision
making process on page 100

British Land Annual Repart and Accounts 2022 3



REASONS TO INVEST IN BRITISH LAND centinued

‘ Canada Water:
our investment
case in action

Focus on value
creation

The Canads Water Masterplan will create
an estimated £2bn of vatue for the joint
venture by the time it completes in 2030,
We have been planning this 53 acre
redevelopment project since 2013 and this
year, to accelerate its delivery, we farmed
a joint venture with AustralianSuper who
share gur vision for the Masterplan.

The British Land Company PLC 00421920
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Best in class
platform

Our experlise across investment,

planning, development, asset management,
sustainability and financing makes us a
preferred partner for ingtitutional capital,
helping us to attract AustralianSuper to

the schemne. We will continue to use our
platform to develop and manage the
Masterplan on behalf of the joint venture.

Read about our strategy on pages 16-27

image is a CG!
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Read abaut our paople on pages i7 and 35-37



Attractive
development pipeline

Qur strong pipeline of apportunities at
Canada Water will be a key driver of value
creation, We are on site with Phase 1 of
our Masterplan but have identified a
further 4.5m sq ft of mixed use
development opportunities.

Read more about our developments on
pages 20-21

Excellent ESG
track record

Understanding the environmental impact
of our buitdings is ingrained in what we do.
At Canada Water, we are piloting more
sustainable buitding materials such as
Earth Friendly Concrete to minimise our
carbon emissions in line with our 2030
Sustainability strategy. Our strong track
record of community engagement was key
to achieving planning far this scheme and
we contfinue to suppaort lacal people for
example through affordable space, helping
young entrepreneurs grow their business.

Read about our pipeline of developments on
pages 20-21 and our decision making process
on pages 100

The 8ritish Land Company PLC 0062192

Strong balance
sheet

The sale of 50% of our interest in the
Canada Water Masterplan has released
capital to progress our strateqy. As

we prieritise development, working in
partnership is an important part of our
approach to managing risk as welt as
providing access ta new opportunities.

Read about our financial policies and principles
on pages §1-83

British Land Annual Raport and Accounts 2022
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OUR PORTFGLID
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11 acre office-led
Campus close to
Faddington Station

We provide world class Campuses
where people and businesses
can thrive,

Cur Campuses combine well cannecied,
high quality and sustainable buildings
with an atiractive pubhic realm where
businesses can cluster togather to
drive growth and innovation.

We are dalivering a fourth Campus
at Canada Waier and have identified
appartunities o take this succassiul

. model outside London, targeting cenires
ol inmovation such as Oxford, Cambridge
2nd well established research parks.

We create vatue through development and
have assembled an 8.6m sq fi development
pipeline across our Campuses. with 1.7m
sq ft already commadted.

L] BritishLand Annual Repor and Accaunis 2022

53 acre redevelapment
scheme in zane 2

8.6m sq ft pipeline of Campus developments

2-3 Finsbury Avenue, Canada Water

Hroadgate

Someimages are CGls

Read mare about aur sirategy on pages 16-27

Priestiey Centre, Surrey
Research Park
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Retail & Fulfilment

Qur Retail & Fulfilment l United Kingdom ]
portfolio focuses on formats which

complement the growth of online.

A key focus is urban logistics in Lendon,
tn 12 manths we have assembled a
development-led pipeline of cpportunities
with a grass development value of £1.3bn
which align te our expertise in delivering
complex projects in Lendon.

This complements aur retail parks business
where we zre the UK no. 1 owner and
operator in the sector which has emerged
as the preferred format for retailers,

Our portfolio of shopping centres includes Retail & Fulfitment
well located open air schemes, as well as A maodern, well lecated
Iraditienal~covered centras e -— - . UK network
Portfolio highlights -~

$£14.3bn

managed assets

£10.5bn

owned assels

22.2m

sg ft of floor space

$458m

annualised rent

11.4m

sq ft development pipeline

$£1.3bn

gross development value of
Urban logistics pipeline

A Traditional covered
schemes

Open air schemes
primarily retail parks

Pipeline urban
logistics

Innovation Campuses
opportunity

British Land Annual Repart and Accounts 2022 7



HOW WE DELIVER VALUE

Places
People
Prefer

Our inputs —

People

- Breadth and depth af aur axpertise

- Diverse and inclusive environment

- Culture of teamwork and coilaboration

Portfolio

. a2 Well-connecied, high quality London Campuses

- Prime portfolio of well located retail parks
- Auratuve development pipeling focused on
Campuses and wrban logistics in Londan

Relationships

- Close customer relationships

- Successful jont venture partnerships
- Strong links with local cammunities
- Trusted partner for tocal authorities
- Good relattanships with key suppliers

Financial strength

- Strong balance sheet

- DBiverse and {lexible sources of finance

- Successiul partnerships which mitigate risk

The British Land Company PLC 00421920

Our purpose is to create and
manage Places People Prefer

Our competitive strengths  —>
in development and active
asset management

Operations &
placemalking

Sustiinable
huileds

Qur values underpin everything we do:

Listen and
understand

Bring your
whole self

British Land Annual Report and Accaunts 2022

Build for
the future

Be smarter
together
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Delivering value for
our stakeholders

Investors

We target an average lokat agcounting
return ITAR| of 8-10% through the cycle by
focusing our capital on eppartunities which
leverage our skill set in asset management
and development to create value,

14.8% TAR
People

We create a diverse and inclusive
environment which enables our people
te achieve their potentiat. Our portfalic
includes some of the maost exciting
opportunities in real estate, enabling us
to attract the best talent in the industry.

[69%

engagement score

Customers

We deliver great places that help our
customers to thrive, We provide them
with the {lexibility to grow with us and
are a trusted partner for the long term.

39m sq ft

leasing

Source growth &
value opportunities
We focus on apportunities
where we can create value
through our strengths in
asset management and
developrnent. We pursue
value accrelive acquisitions
in the market znd create
development opportunities
within our partfalio.

Actively manage

& develop

We provide high quality,
madern and sustainable
space which we manage
curselves to respond 10
customers’ needs, We
provide the Hexibility for
customers to grow with us
and we redevelop our space
t0 drive incremental returns.
All aur developments ara
nel zerc carbon.

Recycle capital

We actively recycle capilal
out of mature assets and
into opportunities where

wa can create valye through
development and asset
managemenl. We work

with partners 1o miligate
financial risk and access the
best opportunities and we
supplement returns with
management fees from
joint prajects.

Sustainability

Susizinabitily is ingrained in everything we do. Our strong track record in enwtronmental
and social sustainability drives value for our business and delivers positive outcomes for

our stakehotders.

Read about our strategy on pages 14-27

Communities

We deliver places which connect local people,
create opportunities and support wellbeing
to make a positive local contributien.

354

supported into employment

Partners & suppliers

We develop long term relationships with
suppliers, local authorities and partners
to deliver projects which are successful
for all stakeholders.

71%
main contractor spend within local
Lendon boroughs

Read abou! our stakehalders on pages 32-34

British Land Annual Report and Accounts 2022 9



CHAIRMAN'S STATEMENT

Tim Scare
Chairman

Our strategy, focused on our
competitive strengths, has
delivered strong returns

for our business

“Qur platform at British Land  Dear Shareholders
is unique” One year age, gur Chief Executive, Simons
: Carter, set out a clear strategy to focus

our business on what British Land does
best - devalopment and active asset
management. Qur platform at British
Land is unigue: we have delivered some
of the highast quality and most complex
developments in London and we have a
full suite of operational capabilities ranging
from investment te planning, development,
asse! management and sustanability.
These are strong competitive advantages
which we align 10 growth areasin
our markets

10 British Land Annuat Repart and Accaunts 2022
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Strategic and operational
progress

The opportunities which currently best
match our strengihs include detivering the
best, mest sustainable workspace into a
market Ihat is gravitating towards quality.
Qur Campus model, which combines
modern, sustainable workspace with
engaging places lo spend time outside

the ¢ffice 1s 2 key advantage in this respect,
ungerpinning a record year for {easing.
Building an this approach, this year we have
acquired our first Campus assels oulside
Landon, where we see a real opportunily

to deliver a similar propasition in markets
where supply is very constrained.

We have also targeted apportunities in
urban logistics, where our abilty to develop
tornplex schemes means we can unlock
value by repurposing or intensifying existing
buildings which others may bz unable to do.
From a standing start, our urban logistics
pipeline is now £1.3bn in gross development
value and s facused an Landon.

We anticipated redail parks would becorne
the preferred format for retailers and
continued to invest in and to actively
manage these assets, which have
delivered 20.7% uplift over the year.



Underpinning our approach is an active
programme of capital recycling. We agreed
a joint venture at Canada Water with
AustratianSuper, enabling us to accelerate
the delivery of our Masterptan, enhancing
our returns but also helping to manage the
risk associated with a project of this scale.
Post year end, we sold a 75% interest in
the majority of our assets at Paddington
Central, creating a new joint venture where
we have joint control and releasing capital
Lo target grawth opporlunities elsewhere.
QOverall, our appreach has delivered a total
accounting return of 14.8%,

Supporting Ukraine

To support those affectied by the war
in Ukraine we donated £25,000 to the
Disaster Emergency Committae which
included matching personal denations
from our people. We also donated
£5,000 to th WUkrainian Cathedralin
Marylebaone. close to our head coffice.

At Paddington Central, we pledged
£30,000 funding for a scheme to
support the Ukrainian Institute setting
up an English Language Schoal for
refugees and have donated space lo
host ¢lassrooms at Storey Club. At a
number of asseis, we have rolled cut
specific QR codes to enable people 1o
make donatiens to the British Red
Cross easily.

Centinued focus on ESG

Despite the disruplions of the pandemic, we
have maintained cur focus on sustainability.
We delivered our second net zero carbon |
development at 1 Triton Square 2nd are on
site at Canada Water, which will be one of
Lendon’s most sustainable redevelopment
prejecis ever. | continue to believe that
sustainability represents a real competitive
advantage for our business: we ran

‘whole life’ carbon assessments on

cur developments long before that was
standard practice and we are now reaping
the benefit as more and maore businesses
want sustainable space. You can read more
about this approach on pages 38-59.

On the standing porilclio, we have
compieted net zero asset audits at our
largest assets and have a clear plan to
improve efficizncy building by building.
On pages 49-59 we have provided full

disclosure on the climate-related risks and

opportunities for our business. in line with
TCFD requirements and the implications of
the scenario testing are being integrated
within our long term strategic planning.

On the social side, our programmes have
continued to focus on those who have

been impacied by Covid-19. One of our
strongest social contributions is connecting
customers with community pariners,
because they have a real willingness and
ability 1o provide supportin key areas like
education, employment and local business.

The British Land Company PLC D0621%20

The community funds we launched at
Broadgate and Paddington, tunded and
led by our customers, are lestament

1o that. This year we also launched the
New Diorama Theatre at Broadgate, with
20,000 sq ft of free space for arlistic use,
supporting the recovery of the arts and
encouraging people to return ta London
post pandemic.

Qur people

Qur strategy is focused on our competitive
strengths, so our people are critical to its
success. We know that ta be most effective,
we need to cultivate a truly diverse and
inclusive culture, $o this year we launched
our Diversity, Equality & Inclusion Strategy,
sefting aut commiimenis to drive this
agenda at British Land between now and
2030; you can read more aboul this on
pages 35-37. | was pleased that this

year we ranked 15" in the FTSE Women
Leaders Review [or women on boards and in
leadership positions and we have exceeded
the recommendations on Board diversity
made by the Parker Review.

As the impact of Covid-19 has continued
throughout the year, the wellbeing of our
people has been our priority and we have
an established ramework to support this,
fecusing on mental health. We have been
delighted lo see our own office return to
life. Like our occupiers, we believe that
physically working together is critical to
our success and we are already seeing
the benefit cf that.

Broadgate

We are delighted that
1 Broadgate is fully
let [or placed under
option], four years
ahead of completion.
The strong
sustainability
credentials of this
building were a key
factor in attracting
occupiers JLL and
Aller & Overy

Irmage is a CGI
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CHAIRMAMN'S STATEMENT conlinued

Financial position

Our strong financial position has supporied
our strategy. enabling us to invest in
opportunities which will create long lerm
value for our business. Tao maimnain this
momentum, we are acthively recycling
capital out of mature assets, most recenily
crystallising £694m of value from the part
sale of Paddington Central post year end,
which reduced loan to value to 28.4%

[en a pro forma basis!.

Development is a key driver of returns and
central to our strategy, but we take a very
measured approach ta new commitments,
tn addition to focusing on areas of strength,
we increasingly work in partnership to

share risk and access the best epportunities,

with new joint ventures agreed at Canada
Water and post year end, al Paddington.
We att guickly Lo fix development costs
and have benelited from this in the current
environment, with $1% of committed
development costs atready fixed. Our
strong relationships with contractars.
built up aver many years also position
us well on our future commitments.

We were also pleased that our debi
transaction for 100 Liverpook Sireet has
been voted Financing Deal of the Year:
UK by Real Estate Capital Eurape. This
was our first 'Green Lean” and an
excellent precedent.

Peterhouse
Iechnology Park

8,25 acre site just
autside Cambridge
centre camprising faur
buildings which are
fully let to ARM forits
global headquarters.
Acquired for E75m.

The Board

This year we strengthened our Board with
twa new appointments, Bhavesh Mistry
joined the Board as CFO fram Tesco in July
2021 and we are already benefiting from the
fresh perspective he brings to our business,
We were also delighted to welcome Mark
Aedy to the Baard in September 202i.

Nicholas Macpherson has decided nol ta
seek re-election at the AGM in July 2022 at
the conclusion of which he will stand down.
Nicholas has served with distinclion on the
Board since 2016 and we thank him for his
valuable contributions,

Qutlook

We have made sirong progress in the
first year of our strategy and have clearly
established the building blocks which wilt
creale value going Torward.

We have {aid the foundations to take

~our Campus model Gutsie Ladon with
acquisitions in Cambridge and Guitdford,
and continue to assess similar opportunities
in astablished hubs of innovation. We have
assembled a signihcant pipeline in urban
logistics and our expertise in complex
development and asset management
positions us well to build on this. In addition,
our platferm provides an excelient base
from which to embark on new opportunities;
at Canada Waier, for example, we have the
scope to do that, with education, healthcare
and residential all exciting potential
growth marketls.

12 British Land Annual Report and Accounts 2022
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However, we are very aware that global
events and their repercussions in our
markets pose a potential challenge for us.
Escalating prices impact our occupiers,
consumers and gur own development
activity. We are taking actions ta mitigate
these risks and looking forward, we benefit
tram very streng relalionsnips throughout
our supply chain.

We have assembled some highly compelling
opporiunities across our business. We have
the financial strength to deliver on these
and the skill sel to do so exceptronally well,
so we logk tarward with confidence. Dn
behalf of the Board, | would Like te extend
my thanks to the whole British Land eam
for the huge contributian they have made
this year, which once again, has often been
achieved in challenging circumstances.

Tim Score
Nen-Executive Chairman

Read our Chairman’s introduction to carporate
governance an page 39



CHIEF EXECUTIVE'S REVIEW

Simon Carter
Chief Executive

Delivery against strategy
driving strong performance

We have 3 clear strategy o exploit our
competitive strengihs in active management
and sustainable development to drive vatue
for our sharehelders across our Campuses,
Retail Parks and London Urban Legistics.
Cur platform makes us the pariner of
choice for institutional investers, enabling
us to recycle capital, earn fees and
crystallise returns. The success of this
approach is reflected in the strength of
our teasing, where our Campus model

is an important differentiator, and by the
exceptional performance of our Retail
Parks. In Urban Legistics, we have
assembled a development pipeline over
the last year with a gross development
value of £1.3bn fecused bn London where
the market dynamics are very favourable.
Our strategy and operational perferimance
has delivered a totat accounting return of
14.8% tor the year.

QOperational performance

Camypus leasing activity was strong at 1.7m
sq ft of iettings and renewals, 5.4% ahead
of ERV. This includes letting or placing
under option all the cffice space at our

1 Broadgate development, securing £13.7m
of rent. Post year end. we were pleased to
have placed a further 103,000 sq F: under
offer at our Norton Folgate development,
reprasenting another £7.5m of rent. Today,
businesses have high expectations for
their workspace with demand focused

on the besl space, with an emphasis on
suslainability, wellness, shared and flexible
space and excellent transport connections.
Cur Campus model delivers against these
customer demands making it the premier
office portfolio across London. Campuses
were up 5.4% invalue, driven by our
successful leasing activity and

inwards yield shift of 11bps.

The British Land Company PLC 00621920

In Retail & Fulfilrnent, lettings and renewals
covered 2.2m sq ft of space, incluging 1.5m
sq ft of long term deats, overalt 2.8% ahead
of ERV. Retail Parks, where we are the UK
number 1 owner and operatar, accounted
for 60% of that aciivity. They are the
preferred format for retailers, reflecting
their anline channel cempatibility and
affordability, underpinning improved
occupational demand. As a result,

Retail Parks delivered 151 bps of yield
compression, driving values up 20.7%.

This performance is a streng endorsement
of the value proposition we identified

early. following which we agreed £400m

of acquisitions of Retail Parks. Shopping
centre values were down 6.1% although
the rate of decline decelerated in the
second half.

Strategy

We facus our activities on two strategic
themes which play best to our skill set and
where we currently see the most attractive
opportenities to drive future returns:

- Campuses - Dynamic neighbourhcods
focused on customers in growth and
innovation sectors including technology,
science, engineering and health; and

- Retail & Fulfilment - retail parks and
urban logistics aligned Lo the growth
of convenience, online and last
mite fulfilment

British Land Annual Repert and Accounts 2022 13



CHIEF EXECUTIVE'S REVIEW continued

Progress against the Priorities for cur business
A year ago, we idenlified four clear priorities far our business. We have delivered strong progress in each area since the start of the

financtal year which is summarised below:
Priority Progressin FY22

The British Land Company PLC 00621920

Realising the potential of
our Campuses

New joint venture with AustralianSuper at Canada Water accalerating delivery and returns from
the Masterplan
- Acquired £102m of assets cutside of London aligned to growth and innovation including

Peterhouse Tachnolegy Park in Cambridge, The Priestiey Cenire and Waterside House in Guitdford
Attracted innovalive and growing businesses to cur Campuses including tettings of 134,000 sq ft 1o

JLL and 254,000 sq Ft to Allen & Overy at 1 Broadgate and 315,000 sq ft to Meta at 1 Triton Square

Storey occupancy improved to 86%

O

Progressing value
accretive development

with Tier | cantractors

gross area)

Delivered 1 Triton Square, our second net zerc development, fully let to Meta

On site with 1.7m sg §i of net 2zro development, with new commitrnenis induding Phase 1 of Canada
Water and Phase 2 at Aldgate, cur first build to rent residential developmenti

On site at The Priestiey Centre, Guildford, our first Lab enabled office

91% of cosis lixed across committed developments; benefitting fram excetlent, tong term relationships

1.3m sq fi planning consents received in the year with a fucther 2.5m sq ft under submissian lbased on

O

Targeting the
opportunities in
Retail & Fulfilment

Assemnbled an urban logistics development pipeline with a gross development vatue of £1.3bn including
acquisition of 3 12.5 acre sile in Wembley for £157m
£350m retail park acquisitions in the year including the remaining 22% in HUT at £148m GAY and NIY of
8% teking our ownership to 100%

Increased retail park sccupancy by 270bps to 97.4%

i

O

Active tapital recycling

1

r

L]

3

Total czpital activity of £2.2bn
£694m sale of 75% of majority of assets at Paddinglon Central post year end
£290m sale of 50% in the Canada Water Masterplan
E445m Retail & Fulfilment acquisitions

£102m additicns to our Campuses partiolio

£1 1on of financing aciivity in the year

Campuses

The key theme underpinning our focus on
Campuses is that demand will gravitate to
the best, most sustainable space. Building
an cur success at Beeadgate, Regent's
Place and Paddingion Central, we are
delivering a fourth Carnpus at Canada
Waier a 93 acre development appaortunify.
In order to accelerate the delivery and
returns of that scheme we sold 50% of

our share to AustralianSuper for £290m

in March 2022 craating a new joint vanture
with a pariner who shares our vision for
Canata Water. This project will be a key
driver of value for our business; Phase |
delivers an IRR for 8ritish L.and of ¢.11%
and the whole projecl is expected to deliver
c. £2bn of value for British Land and
AustralianSuper, equating ta an IRR in the
low teens. In April 2022, we also annaunced
that we had exchanged on the sale of 79%
of the majority of assets in Paddington
Central, This has been an excellent
investment for British Land, delivering

a taHal property return of 9% per annum
stnce acquisitian, The praceeds from

this transaction will be invested in vatue
accretive development opportunities across
our portfalio, as well as the other growth
areas we have identified.

We continue to evolve our Campus model
1o align with high growth and innovation
sectors. Qur model is particularly attractive

ta businesses which like to cluster together,

in secters such as technology, science

and engineering. Regent’s Place, given its
togation in the Knowledge Ghuarier provides
an exciting oppartunity in this regard.

Whe also see the potential 10 drive value

by taking the Campus madel autside of
Lendon. We are targeting development
opportydities (o innovation hubs such as
the Golden Triangle and made £102m of
acquisitions in Cambridge and Guitdiord

in the year. These are oppartunities which
play to our Campus skills, including assel
managernent, development, placemaking
and cormmmunity engagement. We are on
site with aur first lab enabled office at

The Priestley Centre which is one of twa
properies we acquired vn Surrey Researcn
Park, together totalling £27m and in
Cambridge, we acquired the Peterhouse
Technology Park for €75m in August.

Retail & Futfilment

In Retail, last year, we identified a value
opportunity in Retait Parks reflecting
altrachive relative yields coupled with
custamer preference far this formas,
Our pertfolio is now valued al £2.1bn
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which includes acquisitions of £350m in the
year lin addition ta the £49m in FY211. This
limely investment meant we benefitted from
significant yield compression to deliver a
31.6% Lotal praperty return an the retail
park portfolio as a whole. We expect (o
make further, selective acquisitions given
our compelittive advantage in sourcing,
underwriling and asset managing but

we will maintain our discipline on returns,

In Urban Logistics, the chronic shartage
of space in Londen is the key theme
underpinning cur focus on this part of the
market. Demand is strong reflecting the
growth af e-commerce and in pacticular
rismg censumer expectations for same
day/next day detivery. This has been
supplemented by new sources ¢f demand
such as “quick commerce” and “"dark
kitchens”. Supply of the right king of
space in Londen is highly constrained and
requires innovative solutions to increase
densily and repurpose space which plays
well to our skilt selin site assembly,
planning and delvering complex
developmenis in Central London

In the first year ol our strategy, we have
established a pipetine of urban logistics
develgpment apporiunities totalling £1.3bn



ol gross development value which focuses
an Lendon and will deliver a sizeable
platform for British Land in this exaiting
growth market. Hannah Close in Wembdey,
aur most recent acquisition, is an excellent
exampte of how even in a highly competitive
market, we can leverage our skills in
planning and development 1o intensify
exisling buildings through multi-sterey
developmenl to create value, We also invest
in repurposing opportunities including the
Finsbury Square car park, cenirally located
in the City as well as other oppertunities
across our portfolio. Overall, the blended
torecast IRR from acquisition for our urban
logistics opportunities is ¢.15% which is 21
the top end of our target range of 10%-15%.

Capital allocation and

balance sheet

A key priority for our business is to actively
recycle capital. We have demonstrated

our nimtle and value driven approach

wilh £1.2bn of assel sales and £747m of
acquisitions. The recent Paddington Central
transaction has further strengthened our
balance sheet with pro forma loan to value
now at 28.4%, well positioned in current
markets. Our performance demconstrates
that we are allocating capital smartly,

with strang valuation uplifts on our
developments and our Retait Parks.

We target an average tatal accounting
return of 8-10% through the cycle. This is
based on a total property return of around
7-8%, adjusied for administration costs and
the pesitive impact of leverage. We seek (o
create value through active management
and development. We target development
IRRs of 10-15% compared to our standing
investments where returns and risks are
typically lower. We will remain focused on
actively recycling capital and will look to
crysiallise value from mature and lower
returning assels and reinvest into higher
returning opportunities.

We maintain good long term relationships
with debt providers across the markets and
have complated £1.1bn of financing activity
in the year. This included a five year ‘Green
Loary in cur Broadgate joint venture,
secured on 100 Liverpool Street which

was voled Financing Deal of the Year: UK
by Rezl Estate Capital Europe for 2021

We are pleased to be announcing a full
year dividend of 21.%2p, in line with our
palicy of setting the dividend at 80% of
Underlying EPS.

Our people

We are delighted to see our pecple back in
the office. Like so many of aur customers,
we continue to recagnise the benefits that

hybrid working brings and te support aur
people with maore flexible arrangements,
whilst also reaping the benefits of working
mare tollaboratively when together in

the office.

| recognise the important contribution that
diversity plays in delivering our strategy so
was pleased that we ranked 15" in the FTSE
Women Leadership Review for FTSE 100
women representation and we have
exceeded the recommendations of

the Parker Review on ethnic diversity

at Board level. We were also pleased to

be the lirst UK REIT to achieve Disability
Smart Accreditation from the Business
Dizabitity Forum.

Bhavesh Mistry joined us as Chief Financial
Officer in July 2021 and we are already
benefitting from the fresh perspective he
brings. We were also pleased to welcome
Mark Aedy to the Board as a Non-Executive
Oirector in September 2021. Nicholas
Macpherson has decided not to seek
re-election as a Non-Executive Director at
the AGM in July 2022, at the conclusion of
which he will siand down frem the Board.
MNicholas has served with distinction an the
Board since joining it in 2016 and we thank
him for his valuable contribution.

Outlook

We are mindful that the year ahead will be
impacted by heightened macroeconemic
and geo-political uncerlainty. In the context
of higher inflation, we are seeing investors
rotate out of bonds and increase their
allocations to real estate, particularly in
subseclors with strong pricing power and
affordable rents. We are well pasitioned

in this respect across both Campuses and
in Retail & Fulfilment. In addition, we are
pleased with our {inancial position and that
our strong mamentum has continued into
the new financial year.

Cur Campus offering provides customers
in London with best-in-class space where
we expect demand to remain strong,
particularly from the growing, innovative
businesses we are targeting. Rents typically
represent a small proportion of salary
cosls, meaning demand is less sensitive

to price and for prime London office space.
vacancy remains low and naw supply is
constrained. Reflecling these dynamics,
and continued gravitation (o the besl space,
our central case is for rental growth on our
Campuses of 1-3% with the potential for
some further yield compressian.

We expect the strong occupational demand
for our Campus developments to continue,
reflacting their market leading sustainability
credentials. We target BREEAM Cuistanding
ratings on develgpments and just % of
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available London office buildings

are BREEAM Ovtstanding. This year
construction cest inflation is likely to

be between 8-10% and we are pleased to
have fixed 91% of the cost on our cammitted
development programme of 1.7m sq ft.
Forecasling is difficult with elavated
uncertainty, but our base case is for
construction cost inflation te moderate

te 4-5% over the next 18 months as
commodity, iransportation and energy
prices continue to increase bul at a lower
rate and capacity in the construction
industry slowly increases. The attractive
IRRs we are forecasting on our devetopment
pipeline of 10-15% incorporate these levels
of construction cost inflation and additianal
contingencies. Higher land values mean
that returns from Londan development

are more insulated to cost inflatien than
development in ather parts of the country
and we anticipate being able to achieve

the modestincrease in rents needed to
offset any further cost inflation above

our base case.

In Retail Parks, we attract a broad tenant
base angd space is more afferdable than
alternative formats, thereby making them
attractive for relailers facing increased
margin pressures due to rising input prices
and labour costs; supply is relatively tight,
with retail parks accounting for around
10% of the tatal retail market and vacancy
falling. We expect the value play cpportunity
in retail parks to continue and our ability to
unlock value through asset management
means we are well placed to make further
acquisitions whilst retaining a streng focus
on returns. Overall, we expect rents to

be stable with some growth for smaller,
well-located parks with further yield
compression likely. For shopping centres,
we have seen ERVY decline moderating, and
yields were flat in the second hali of the
year. We expect that yields could compress
for the best centres, given increasing
invester interest delivering attractive
medium term returns.

In Urban Logistics, the market in London
1s chronically undersupplied and demand
remains strong, underpinned by the
continued growth of same day delivery.
We expect strong rental growth of

over 5% p.a. with stable yields - a good
backdrop for delivering new space via our
repurpasing and intensification strategy.

L

Simon Carter
Chief Executive
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Qur strategy is to create value

by focusing on opportunities where we can

leverage our competitive strengths in active
asset management and development.

’ r Our key focus areas: J

Campuses

" Condon Campuses:
Gur Campuses are an impaortant
diferentiator for us.

Innovation Campuses

outside Lendon:

With our expertise in planning,
development and asset

T T our Campuses combine well
connected, high quabity and
sustainable bnldings with

an attractive public realm :
o Businessas are able to cluster
and great amenilies. : managemenl, we see a clear
together and expand and their onportunity 10 take our Campus
As the markel gravitates towards  employees benefit from the retail,  OPP Y . P
leisure and open space that model to key hubs of innavation
like Oxford and Cambridge.

the best space our Campus madel
is an imporiant advarnitage.

surrounds them.

L4

Retail & Fulfilment

urban logistics:

Our strategy is to intensify and
repurpose existing buitdings to
deliver new urban legistics space
in Londen where supply is highly

Retail parks:

We are the market leader in UK
retail parks. which have emerged
as the preferced format for

Our Retall & Fullilmen portiolio
is focused on relail parks which
complement tha growth af enline.

We are also building 2 - relailers due to their lower

development-led urban logistics : >

business in London and have occupancy costs and canstrained, requiring innovative
compalibility with online. - development-led solutions,

assembled 3 pipeline with a gross
development vatue of £1.3bn.

] We have four strategic priorities for our business: _|

(O Targeting the opportunities
in Retail & Fulfilment

O Active capital recycling

(O Realising the patentiat of
our Campuses

D Progressing value
accretive development




DUR PEOPLE DELIVER OUR STRATEGY - OUR EXPERTISE IS OUR COMPETITIVE ADVANTAGE

Elizabeth

Invesiment Associate: works on acquisilions and
disposals acrass the Company’s retail, office and

urban logistics portfolio. Parl of Peterhouse
Technology Park acquisition team.

Michael
Head of Planning: responsible for Sritish Land’s
planning activities across the UK, including

securing planning permission for the 718,000 sg ft

2 Finsbury Avenue.

7

Karina

Senior Suslainability Manager: supports our
project teams te reduce embodied carbon in

our buildings and deliver net zero developments.

Alex
Otfice Leasing Diregtor: pari of the team whirh
leased 1 Broadgate to Allen & Qvery and JLL.

Lynn

Praject Directer, Nerton Folgate: responsible for
developrent design, procurement canstruction
and managemaent.

Emma

Haad of Brand and Experience. responsible
for creating asset brands and experiences
that engage with our audiences.
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Nina

Estate Director, Regent's Place: responsidle for
operational and day-to-day property management
ol the Campus,

Hursh

Head of Capital Markets: part of the Treasury
tearn which raises and manages finance far
British Land and its joint ventures. including
the €420m Green Loan for 100 Liverpool Sireet.

9

Ade

Head of Employee Relations: part of the team
responsible far delivering our people agenda
and driving our Owersity, Equality and
Inclusion strategy.

1. Investment

- Acquired £295m of urban logistic
oppertunilies, amassing a portfolic
with a GOV over £1.3bn

- E1.2bn of disposals, including majority
sale of Paddingion Central and 50%
sale of our share of Canada Water

2. Leasing & asset management

- 3.9m sq ft of leasing across the portfelio,
the strongest in len years

- 1 Broadgate fufly pre-let or under
option on the office space to JLL and
Allen & Qvery

3. Property management

- 4.4f5 customer satisfaction score

- Actively reduced service charge budgets
for our customers by £30m over the
Covid-19 period

4. Planning
- 1.3m sq fl [gross area) of planning
consents achieved including 2 Finsbury
= <= Avenue and jnternationa! House. Ealing
- Further 2.5m sq ft [gross area] planning
applications under subsmission

5. Development

- Completion of 1 Triian Square

- On site with 1.7m sqg It of development
with new commilments to Aldgate
Place and Phase 1 of Canada Water

&. Finance

- £1.1bn of financing activity, including
Green Loan and ESG-linked RCFs

- Refinancing date extended to lale 2025

- Senior unsecured credit rating of A

7. Sustainability

- Second net zero carben development
at 1 Triton Square

- 29 net zero assel audits completed
at our assets

- 103 community initiatives delivered
at our places

8. Marketing

- Creating brands. messaging and
experiences that inspire and engage
our customers and the people who visil
our places

9. People

~ 49% stalf engagement score, with 85%
recommending British Land as a place
to work

- 8.1% reduction in the ethnicity pay gap

- B.4% reduction in the gender pay gap
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STRATEGY (N ACTION - LEVERAGING QUR BEST IN CLASS PLATFORM

Our unique
Campus model

The London office market is
gravitating towards exceptional
space as occupiers demand more
from the places where they work.
As well as modern and high quality
environments, they want excellent
sustainability credentials and space
which enhances wellbeing. They
prefer places which are well
connected and have a range

of amenities nearby for people

to enjoy outside of office.

Our Campuses are unique in delivering

in all these areas, making them the premier

~office portfolic across London. Because we,
own the spaces between our buildings, we
can curate an engaging public realm and
our placemaking activities help to foster a

sense of community amongst our accupiers

and with local people. The Campus model
also enables occupiers to grow with us -
accupiars can upscale on or between our
Campuses and we provide additional
flexibility through Storey, enabling them to

take additronal space an a short term basis.

Attracting
successful
businesses

This year, we fully pre-let (or placed under
option] 1 Broadgate to lawyers Allen &
Overy and real estate services firm JLL,
four years ahead of completion.

This will be the most energy efficient
building we have ever delivered, a
factor which was key to both deals and
demonstrates the growing importance
of sustainability to our occupiers.

1 Breadgate
image is a CG!

Allen & Overy

"Our move to Broadgate is a really
important siep forward for every one of
our partners, employees and clients wha
come to our office in London. The new
office space is a step-change in terms of
energy consumption and better reflects
the way we want the firm to work in the
future. The building will contribute to an
estimated B0% reduction in our annyal
London office carbon emissions as well as
having market-leading certifications for its
environmentat impact and the wellbeing
uf those who will cell Broadgate their
place of work.™

Gareth Price,
Managing Partner
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JLL

"Waorking in partnership with British Land,
we have a real oppartunity to achieve one of
the most sustainable and technologically
advanced workplaces in the UK. The
campus excels in the connectivity and
amenities, providing our peaple and clients
with a vibrant, dynamic and collaborative
space. | Broadgate will enable us to
significantly push the haundaries to
enhance productivity, improve wellbeing
and support a wider community through
British Land's approach to managing

the Broadgate campus and its

Community Framework.”

Stephanie Hyde,
Chief Executive, JLL UK

Allen & Overy have taken a minimum of

254,000 sq ft
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JLL have taken a minimum of

134,000 sq ft



Replicating the
Campus model

Peterhouse Technelogy Park

Building on our success in London, we see
an opportunity to reproduce our Campus
model in other hubs of innovation.

The areas in and arqund the Golden
Triangle of London, Oxford and Cambridge
are established centres of knowledge-
based industries. These three cities receive
mare than £8kn of venture capital funding
annually and account far the majority of
successful businesses spun out of the
universities. At the same time, supply of
space is highly constrained. Alternative
lacations with suceessful research
centres benefit from the same dynamics.

These themes support rental growth and
create opportunities for operatars with
expertise in planning, asset management
and sustainable development and who can
demonstrate a solid track record of making
a positive local impact.
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Such opportunities play to our strengths,
and we have demoanstrated aur ability to

deliver in these areas across our existing
London Campuses and at Canada Water.

Peterhouse Technology Park
This year we acquired the Peterhouse
Technology Park in Cambridge for £75m.
representing a price of £9m per acre.
The buildings are fully let ta ARM,

one of the UK's most successful
technolegy businesses.

This acquisition offers a number of
apportunities; we are well placed to benefit
from a streng rental market and twe of

the buildings are lab-enabled enabling

us ta target a broader type of occupier.
Longer term the site offers attractive
development opportunities.
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Attractive Committed
development Satagate place, Phase 2

. b scheme in Ah.igate. delivering
plpehne 157 hames wih 19.000sq
136,000 sq ft

We have created attractive
opportunities for development
across our portfolio.

Completed 7 ' The Priestley Centre P B

Refurbishment scheme
within Surrey Research Park,
delivering lab-enabled space.

_ e . - —81000sqft . . .

A 1 Triton Square

Dtfice-led redevelopment at Regent's Place, fully
pre-iet to Meta. Low embodied carbon at 436 kg
CO.e per sgm, with residual embodied carbon
offset through certified schemes, making this
our second net zero carbon development.

369 000 sq ft A Nartan Falgate A 1 Broadgate
H Qffice-led redevelepment in Shareditch, Office-led redevelopment at Broadgate including
integrating 392,000 sq ft of office space 46,000 sq ft of retait connecting Finsbury Avenye
alongside retail and residential ta creale Square with 100 Liverpool Street and the
3 mixed use space that draws on the Broadgate Circle to create a retail, leisure and
historic fabric of the area. dining hub. Office space is fully pre-let or under

option to JLL and Allen & Qvery.
336,000 sq ft 544 000 sq ft
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A Canada Water, Phase 1(A1, A2 & K1)
Three buildings delivering a mix of office, retail,
Lleisure and residential with 265 homes planned
across a range of tenures and affordability.

585,000 sq ft

Allimages are COls apart from 1 Triton Square

Near term

A 2-3 Finsbury Avenue

Office-led redevelopment at Broadgate,
including ground floor retail, a publicly
accessitle restaurant, café and roof terrace.

718,000 sq ft

A 5 Kingdom Street

Office-led redevelopment at Paddington Central,
achieved planning in 2023, British Land retains
a minimum 50% interest in the development
follawing the part sale of the Campus to GIC.

438,000 sq ft
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Medium term

¥ Euston Tower

Office-led redevelopment at Regent's Place,
targeting life sciences and other innovation
business, benefitting from its location in
London’'s Knowledge Quarter.

578,000 sq ft

A Canada Water [remaining phases)
Flexible mixed use scheme with the ability ta
deliver between 2,000 and 4,000 new homes
alongside 2 mix of commercial, retail and
community space.

4.5m sq ft

A Thurrock

Opportunity to repurpose part of a retail park
and intensify uses through mulli-storey urban
legislics development

559,000 sq ft
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‘Our proven
track record
in sustainable
development

Sustainability has been central to
the way we develop our space for
more than two decades. In 2004 we
launched our Sustainability Brief for
Develapments and we completed our
first ‘whole life’ carbon assessment
in 2009. This strong track record
means that we are leaders in this
field and today, we are well placed
to meet demand which is gravitating
towards more sustainable space.

This year 100 Liverpoo! Street, eur first
net zere carbon development, was named
Green Building Project of the Year by
BusinessGreen and received a UK Civic
Trust Award for making an oulstanding
contribution to the quality and appearance
of the built environment,

BREEAM®

EXCELLENT

60%

of canstryclion spend
to small and medium
sized businesses

PLATIR

Blossom Yard & Studias
tmage is a CGI

To form the new fagades ta the largest
buildings we are using precast brick and
glazed panels and unitised glazed units.

Refurbishing, extending and
creating new buildings

At Norton Folgate, we are refurbishing and
extending warehouses which are more than  These are fabricated off site and installed
130 years old to create new buildings, directly anto the buildings. This significantly

17,000 sq ft

Timber floors retained, together
with original brickwork and
Victorian ironware

delivering 336,000 sq ft of modern
workspace in a historic part of London.
Interlinking the old and the new has called
for inaovative canstruction techniques and
complex temporary works. The project
draws haavily an aur skills and experience
of carnplex development in London.
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reduces the number of vehicle movements
to and fram site, reduces neise and air
pollution and delivers safety and

quality benefits.



Achieving our sustainability goals
at Norton Folgate

Across our developments we prioritise the
re-use of existing materials. in some cases,
we are able to retain the superstructure,
including the steel frame and fagades,

but we also re-use internal materials
wherever possible.

At Blossom Studios, ane of the buildings
within the Nerton Folgate development we
have done both. We relained olrmost all of
the existing facade and 80% of the floors,
and all the timber joists were individually
assessed with most being re-used. We
rebuilt some internal walls re-using
reclaimed bricks from the original building
and retained original features such as iron
columns and glazed bricks to preserve the
originat character of the building. New
materials focused on responsibly sourced

and low carbon alternatives; we are using
100% FSC {Forest Stewardship Councill
wood and all the concrete used has 40%
cement replacement.

As a result we currently expect emhodied
carbon to be 403 kg COze per sqm [434 kg
C0ze per sqm for the whole

redevelopment), ahead of aur 2030 target.

Te drive operational performance we are
adding roof top solar panels and using air
cource heat pumps to deliver all electric
offices with 100% green power, so
operational energy intensity is expected
to be in line with our trajectory to 2030.

To support wellbeing we are targeting the
highest standards of air quality and we have
capacity for 136 bicycles across the
scheme. We are providing over 3,000 sq ft
of outside space for people to enjoy

and to support biodiversity.

Blossom Yard & Studios, Norton Folgate
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Delivering across our key
focus areas

Circular economy and materials

Aimost all the existing fagade structure and
floors retained

€ 100% FSC/PEFC wood
€) Concrete with 40% cement replacement |GGBS)
Energy and carben

o Solar contrel windows, using shade to
reduce salar glare but allow daylight in

9 Air source heat pumps
o Rooftop solar panels
o Highly efficient heat recovery

o Energy efficient internal/external lighting
and control

o All electric building with 100% green power

@ Smart enabled to 2nalyse and aptimise
aperational performance

Climate resilience

0 Rainwater attenuaticn tank enabling
rainwater harvesting

Water

@ Low-flow water fixtures achieve 40%
potable water use reductian

Wellbeing
Excellent thermal comlort complying with
BREEAM and WELL thermal cornfort critaria

@ Enhanced air quality with fresh air rate
exceeding 12 litres per second

@ Sterage capacity for 134 bicycles
with changing facilities

Biodiversity

D Landscaped courtyard

L.
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STRATEGY IN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continued

Creating value
in Retail

Our Retai! & Fulfilment portfolio

is focused on retail parks. We are the
largest direct owner and operator

of retail park space in the UK.

They account for 60% of the Retail
& Fulfilment portfolio.

identifying the value appoctunity

Our expertise in this area has enabled us to
+apitalise on strong demand for this asset
class fram bath occupiers and investors,

For retailers, retail parks are an important
part of an omnichannel strategy because
they support an online offer in several ways:

- they facilitate "click and collect’ by
combining larger format stores where
mere stock can be held en site with car
parking facilities - enabling peaple to
collect their goods themselves and
reducing the cast of last mile delivery
for retailers;

- ‘they facilitate the return ot goods bougnt
online; these customers frequently
make further purchases on site as they
make returns; and

- they are well suited to "ship from store’,
where retailers deliver goods to
customers directly from their
stores, effectively using them
as mini logistics facilities.
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Anumber of retailers, including Marks &
Spencer and Next, have reported strong
performances on their retail parks and
cantinue to invest in this format.

Retail parks present a clear opgortunity
far us tg drive value based on aur abitity

to actively manage these assets to imprave
otcupancy and generate more sustainable
cash flows.

We have invested £400m since March 2021
in the acquisiticn of individual retail packs,
and by taking ownership of the 22% of
Hercules Unit Trust that we did not
already own.

The value of our retail park portfolio now
stands at £2.1bn and delivered a total
properly return af 31.6% this year.



Biggleswade Retail Park acquired in March 2021
where values were up 42% in the year

Customer

“Working with British Land, we're creating
a new cultural hub at Ealing. including a
live music and digital arts venue and the

area’s first multi screen cinema in 19 years.

We've had around 50 meetings with local
organisations which has helped to shape
our pregramme, transforming an old
nightclub inta 3 community destination,
reinvigorating this part of the high street.”

Preston Benson,
The Really Lacal Group

The British Land Company PLC 00621920

Active asset management is about curating
the right mix of occupiers at each place to
create g sense of authenticity and provide
people with mare reasons to visit.

For example, this year, at Ealing we

let space to the Really Local Group, a
community oriented cinema concept that
shows films, comedy shows and music,
a timely addition bringing communities
together post Covid.

We also let space to Gordon Ramsay Bread
Street Café and Street Launge, which runs
independently themed cafe lovnges.

QOur asset management activities include
making a positive contribution to our
local communities.

For example, we can play a unique role
in addressing local recruitment needs
by connecting our customers with local
job seekers.

By making a positive contribution to the
local community, we make our places
more vibrant and successful.

Comimunity partner

“The reason our recruitment and skills
partnership works so well is because
there's a real family feet at Fort Kinnaird.
Retailers trust us to understand what they
need. Drawing on our network of resource,
we've supported nearly 6 peaple into jobs
since April 2021 and delivered employability
sessions to over 130 young people.
Retailers know that, if problems come up,
we'll step in for our vulnerable clients,
helping with childcare, work outfits and
food, and keeping families going until their
wages come in.”

Rona Hunter
Capital City Partnership, Edinburgh
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STRATEGY iN ACTION - LEVERAGING OUR BEST IN CLASS PLATFORM continued

Identifying
opportunities
in Urban
Logistics

Urban logistics in central London

is the fastest growing part of the
logistics market.

(y
>5% pa
Average renlal growth
forecast 2022-2028

£82m

acquisition

Imageisa CGl

In London, demand for logistics space has
accelerated rapidly driven by the growth of
e-commerce and supplemented by other
source such as ‘quick commerce’, ‘dark
stores’ and ‘dark kitchens'.

At the same time the ability to create

new warehouse space is consirained by a
camplex planning environment, requiring
more inpovative solutions to create space.
These dynamics are driving exceptional
rental growth, and are creating a
compelling opportunity for British Land as
our skill set in delivering complex, mixed
use, sustainable developments means we
can access and unlock opgortunities that
others cannot.

r Urban logistics j

Thurrock Shopping Park

Retail parks which are located an major
arterial routes can provide an attractive
fepurposing opportunily, particularly in
Londen and the South East, where rents for
logistics and retail space are converging.

In July 2021 we acquired the Thurrock
Shopping Park, where we see an
opportunity to repurpoese argund two
thirds of the space to urban logistics
with the remaining space continuing
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Our strategy is to deliver new urban
logistics space through the intensification
and repurposing of existing buildings

in London.

We focus on sites within the M25 which are
accessible to large vehicles travelling into
Lendon from around the country and wetl
located for smaller, electric vehicles or
bikes which manage the last mile delivery.

We have now built up a pipetine of urban
logistics space with a gross development
value of £1.3bn which spans Greater London.

to operale as a retait park. We will also
intensify the asset through multi-storey
development which is particularly cost
effective as the elevation of the building
means that both the upper and lower
floors have ground access.

Our expertise in asset management
means we can manage the transiion
from fully occupied retail park to hybrid
{ogistics facility. enabling us to untock
this attractive opportunity.
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Hannah Close, Wembley

In February 2022, we acquired three
warehouses over 12.5 acres in Wembley
with the potential to repurpose the existing
buildings and intensify their use by
delivering a multi-storey urban logistics
hub for Central and West London.

Fhe warehouses sit in a Strategic
Industrial Land location, promoting
industrial employment and devélapment,
and s locatian within the M25 and just
beyond the North Circular road make it
ideal for urban logistics operators.

Its excellent public transport connectivity
will also help attract employees to

the location. This is a medium term
development opportunity but in the
meantirme the warehouses are fully let.

$157m

acquisition

$20m

Finsbury Square Car Park acquisition
Soine of the most sought after logistics

spaces in London are very centralty located

micro units which can be used for quick

commerce and food delivery as well as

tast mile delivery.

To target this opportunity, we acquired

the Finsbury Square Car Park in July 2021
which is located in the City of Landon, close
to our Broadgate Campus. We are drawing
up plans for a repurposing of this space
covering 47,000 sq It.

£1.3bn

GOV urban logistics
develapment pipeline
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MARKET DRIVERS

Investing in key themes and
responding to macro trends

ez Oue strategy is closely

aligned to key themes in
our markets and we are
responding effectively
to the macro trends
‘which impact our
operating environment

Atlignment with strategic and
sustainability priorities

London office market

Key theme:
Dermand gravitaling towards
best in class space

Retail market

Kay theme:
Retail parks emerging as the
preferred format for retailers

The British Land Company PLC 00521920

Logistics market

Key theme:
Accelerating demand for
vrban lpcations

Driven by:

~ Demand for space thal
supperts collzboration,
innovalicn and culture

-~ Emphasis on space which
is altractive to staff and
promotes wallness: excellent
transport connectians, range
of amenities and engaging
public realm preferred

- Sustainability credentials
high on the carparate agenda

Driven by:

- Lower occupancy costs which
are more attractivein a
higher inflation eavironment

- The rapid growth of onling
which has driven relailers
10 estzblish cost effective
solutions (o last mile delivery

- Potential for some well
tocated retail parks 1o be
converied to logistics has
supported demand in
tnvestment markets

Driven by;

- Growth of e-commerce
during the pandemic
which fuelled demand
for logistics space

- Heightened expectalions for
same day/next day gelivery,
driving a preference for
rmore cenirat locations

- Additional saurces of
demand, including "quick
commerce” and "dark
kitchegns” facused an London

Our response:

- Progressing Campus
developmentis

- Targeling customers
fram growth and
innovation sectors

- Reirofitiing our sianding
portfolio to improve
susiainability credentials

- Rolling out BREEAM
certifications

- Recycling out of
mature assets

(O Realising the potential of
our Campuses

O Active capital recycling

QO Progressing value
accrative development

(O Net zero by 2030
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Dur response:

- lnvesting in undervalued
retail parks

- ldentitying and investing in
retail park opportunities with
potential for logistics uses

- ldentifying opportunities for
togistics devetopment on
our porifolio

Q Targeting the opportunities
in Retail & Fulfilment

Q Active capital recycling

Our respense:

- Investing in developmant-led
urban logistics opportunities
in Londen

- ldemifying eppartunities
fer urban logistics en
our Campuses

() Targeting the apportunities
in Retail & Fulfilment

O Active capital recycling

(O Progressing value
accretive development



context

Key theme:

Heightened uncertainty, with
increasing input costs and rising
interest rates

Environment

Key theme: _
Continuing focus on netzero

Society

Key theme:

Biggest real income squeeze in
a generaiion

The British Land Company PLC 00621920

Science & technology

Key theme: ) 7
Innovation seclors an emerging
engine of UK growih

Driven by:

- Conlinuing faltout from
Covid-19 coupled with the
impact af the war in Ukraine
has siretched supply chains
and pul pressure on input
prices including energy
and raw malerials

- The impaci of leaving the EU,
cortinues to impact tabour
markets and drive
shortages in sectors
such as construction

Driven by:

- Occupiers wanting buildings
which support their own
susiainability targets

- Sharehelders wanting to
invest in companies which
meet the sustainability
ambitions of their investors

- People wanting to work for
businesses with a strong
reputation for envirenrmental
responstbility

Driven by:

- S4% increase inthe
market energy price cap.
disproportionately impacting
low-income hguseholds

- Inflatron rising faster
than expected

- Rising national insurance
contribuiions and frozen
incorne tax thresholds

- Incressing wage expeciations
and the impact of the
cost of living crisis on
disposable incomes

DOriven by:

- Government focus on UK
innovation with £22bn R&0
funding committed by 2026/27

—- Overseas investment
attracted by academic
axcetience: STEM [science,
Llechnology, engineering and
maths] graduates are 43% of
total graduates in the UK

- Macre drivers such as
Covid-19 and climate change
driving innovation in life
sciences and green fech

Our response:

- Acting early to tock
in construction costs

- Supporting the Ukrainian
Institute setting up an
English Language Scheol
for refugees; danations to
the Disaster Emergency
Cammittee and Ukrainian
Church in London

- Revised our interest raie
management policy to ensure
debt is appropriately hedged

() Pragressing value
accretive development

() Place Based approach

Qur response:

- Delivering on our Pathway
to Net Zero

- Adding sustainability
metrics to Board
remuneration targeis

- Ensuring that ail
Exco members have
sustainability objectives

{JRealising the potential of
our Campuses

{O Progressing value
accretive development

(O Net zero by 2030

Qur response:

- Delivering on our Place
Based approach. Prioritising
strong local parinerships,
focusing on areas we can
make the biggest impact

- Commitment 1o paying
the Living Wage where
we have direct control

- Helping local pecple access
‘good work” through our
Bright Lights skills and
amployment programme

- Keeping the employee
propesition attractive
and under review

() Place Based approach

Our response:

- Investing in innovation
Campuses in areas of
academic excellence

- Targeting growth and
innovation customers

- Investment inta Fifth Wall's
Climate Technology Fund

{O Reatising the potential cf
our Campuses

{}Progressing value
accretive develapment

(O Active capital recycling
(O Met zero by 2030
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OUR KEY PERFORMANCE INDICATORS The British Land Company PLC 03621920

M . : Qur strategy is to focus our capital on areas
OnltO rlng our which leverage our competitive strengths and
to invest behind two strategic themes: our

performanee Campuses and Retail & Fulfilment.

KPis
Corporate & Total property return IXEE ER Loan to value ILTV} - proportionally consotidated
financial :
Total atcounting return (E EER Committed and near term developments
Total shareholder return En Years until refinance date
Environment GRESB rating Reduction in energy intensity Energy intensity was lower than usual this
of offices year as a result of Covid-19 restrictions
S - Star 0 which required assets Lo close or operate
2 8 K) at lower capacity.
Retained for the second year
2021:31%
Community Number of cammunity Number of community Beneficiaries are individuals who directly
initiatives beneficiaries took part in activities resourced by our
F community ivestment pragramme. The
103 23 949 majarity of these beneficiaries are either
? young peopie or pecple who are currently
02194 202123024 . unemployed.
People Gender pay gap Ethnicity pay gap Stattf engagement
19.2% 19.2% 69%
2024 27.6% 2021: 27.3% with 85% recommending British Land as
a place io work
Lirks to remuneration: Long Term Incentive Plan BN Annval Incentve Award Read more about our principal risks on pages 88-94

1. 32.9% as at 31 March 2022. Following the sale of 3 75% interest in the majority of our assets at Paddingion Centeal, LTV {alis ta 28.4% on a pro farma basis.
2. Gna pro forma basis. following the sale of @ 73% interest in the majdrily of our assets at Paddingion Central,
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Progress

Priorities for FY23

The British Land Company PLC 00621920

Key risk indicators

Campuses

- 1.7m sq fl of leasing, the highest in ten years

- Office space at 1 Broadgate fully pre-let or under
option to JLL and Allen & Overy

- E102m assets acquired outside London aligned tu
grawth and innovation

- Commitment to Aldgate Place and Phase 1 at
Canada Water

- Developments 53% pre-let ar under offer

- Sale of 50% interest in Canada Water, creating a
new JY to accelerate the Masterplan

- Postyear end, sale of 75% interest in majority of
assets at Paddington Central, locking in 9% pa
total property returns singe acquisilion

Retail & Fulfilment

- 2.2m sq ft of leasing, the highest in ten years

- Retail Park occupancy increased 270bps 1o 77.4%:
94.3% retail overall

- E350m investment into Retail Parks where values
were up 20.7% in the year

- Assembleq an urban logistics development pipeline
with a gross development value of £1.3bn

Campuses

Pre-lets at Norton Folgate and

Canada Water

Increase occupier exposure 1o grawth
secrars, including tife sciences
Increase scale in Galden Trizngle
Progress pipeline including 5 Kingdam
Street, Euston Tower and next phase at
Canada Water

Retail & Fulfilment

Acquire further assets with urban
logistics patential in London
Selective scquisitions of retail parks
Start on site at Meadowhall Logistics

" Submit planning for madium term

logistics opportunities
Maintain high occupancy, focusing on
occupiers with strong covenants

Development exposure

Market letting risk

|vacancies, expiries,
speculative development]
Occupier covenant sirength
and concentration

Occupancy and weighted
average unexpired tease length
Execution of 1argeted
acquisitions and dispesals in
line with capital altacation plan
LTV

Net debt to EB{TDA

Financial covenant headroom
Period until refinancing

ts required

- Delivered oyr second net zero development at
1 Triton Square

- Average embadied carbon on developments on frack
to achieve 500kg CO.e by 2030 al £32kg COze per
sqm for offices

- Completed 29 net zero carbon asset audits

- Establishing pathways to raise the portiotio’s
EPC ratings to 2 minimum of a B

- Achieved GRESE 5-star rating

Mainlain progress with our Pathway to
Net Zero Carbon

Average embadied carbon on
developmenls to remain on track to
achieve 500 kg C:e per sqm by 2020
Deliver net zerp carban interventions
Increase A/B EPC rating across

the portfolio

Maintain GRESB 5-star rating

Energy intensity and carben
emissions (EPCs}

Future cost of carbon ofisets
Portfolio ftood risk

- Community Funds launched at Broadgate and
Paddinglon Central

- Achieved larget of at least one needs based initiative
on a key local issue. education and employment at a
priorily asset

- Alfordable space provided at 5 priority assets and
identified at the remaining 3

Target 12,500 beneficiaries from our
education programmes or activilies
Target 1,000 beneficiaries from our
employment beneficiaries programmes
or activilies

Further increase affordable space
provision, including all priority assets

Communily engagement

- Maintained over 30% fermale representation at
board leval

- Exceed recommendations of Parker Review on
ethnic diversity at Board level

- Reduced gender ang ethnicity pay gaps

- Launched DE&I Strategy

Continue to reduce our gender and
ethaicity pay gap

Continue to improve cur staff
engagement score

Voluntary staff turnover
Employee engagement
and wellbeing

Read more about our key risk
indicators on pages 84-95
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STAKEHOLDER ENGAGEMENT The British Land Company PLC 00521920

We regularly engage with our stakeholders across a variety
of formats including face to face meetings, surveys and
assessments. This insight provides a wide range of
perspectives which informs our strategy and helps

| Qur stakeholders

o areedem oo

Our customers

v ——

us deliver outstanding places and positive outcomes

for all our stakeholders.

Qur communities

Our investors

Who they are

| Key engagement
metrics

Qur occupiers, their employees,
and the people who visit ot live
in and around our buildings.

The people who live in and
around our assets as weil as tocat
crganisations and enterprises.

The people and institutions who
own British Land shares or bonds.

- Cusiomer surveys: 15,800
completed annually

~ 23,949 beneficiaries from
our activities

- 103 community initiatives at
our plates

- c.60% share registar met in the
last year

- QOver 200 investors of poiential
inveslors met

Whal matters o them

- rhgh quabity, susiainable space
which can flex according to
their needs

- Places which enhance
wellbeing and offer leisure
and entertainment experiences

- Education and
employment opporiunities

- Places which foster
social connections and
enhance wellbeing

- Scope to use our places 1o
suppert local business

- Attractive return on investment
- Clarity on straiegy and outloek
- Liguidity - the abilily lo enter
and exit their investment easily
- Ambitious £5G tommitments

Ways we are
responding

- Evolving and extending our
Campus ofier to appeal to
growing innovative businesses

- Delivering space which targets
the highast environmental and
wellbeing certifications

- Delivering Place Based
initiatives which target key
local issues

- Fostering networks which
connect our accupiers with local
communities and organisations

- Returns-focused sirategy with
clear targets set

Example outcomes
from our epgagement

~ 315,000 sq ft let to Meea
tprevicusly Facebook) which
has expanded rapidly on our
Regenlt’s Place Campus

- Office space 1 Broadgate fully
pre-let four years ahead of
completion; the sustainatility

credentials were a key attraction

far these occupiers

- AtRegent’s Place, through
the Triton Café, we provided
space to BlackOut UK to run
five evenls that provided peer
support, learning and debates
for 75 black queer men

- 12 pupls participated in
retail and enterprise aclivities at

Taesside Park as part of its ‘Raise

Your Game' partnership with
Middlesbrough FC Foundation

- 14.8% tolal accounting return
- 45.7% mcrease in dvidend

* NABERS [National Australian Buili Enviconment Rating System is a system for tracking the energy efficiency of a building fram deve lopment ta use.
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Statement on section 172 of

the Companies Act 2006

Section 172{1} of the Companies Act
requires directors of a company to actin
the way they consider, in good fzith, would
be most likely lo promole the success of
the company for the benefit of its members
as a whole, taking inio account the
following: the likely consequence