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Presentation of financial information

Tne financial statemonts for tne year ended

41 Marcn 2023 nave ocen gradared on the historical
cost basis, exsopt for the revaluaton of croperties,
mvestments classified s fai- value tarough profit
or loss and derivatives Tne financ.al statements
ars preparad N 8CCOrGance witn UK-adooied
‘nternational Accounting Standaras ard the
rolevant legal requirerments of the Compamas

Act 2008 CIFRS'L In tne current financiai year the
Grgup Mas CNanges actounting palicres in resnact
Gf rental concessions granten £o tenants and tanant
deagsits, Further details gn trese accounting palay
changes 10 tne year nave boen aisclosed in Note 1 of
tha financial state™ents Otnor tnan the cnanges

In these twao reseective accounting policies. all
remaining accounting bolicies uscc are otherwisn
consistent witn tnose contamed Intne Groun's
oroviods Annual Report and Accpunts for tre

year enced 31 Marcn 2022 'm aagition, tne Grouo
nas ascoied a stumoe” of mingr a~andments to

standards effectivg in the yaar issued by tae ASE
rone of whicn have had a material Imaact o1

kna Groun

Managermaent considars tre busmess orincically on
a proportionally consolidated bas s when setting
te strategy. aetermiming anneal prignties, ma<ng
Mvasttant andg financing dedizicns and roviewing
oerformance Tnis 1ncludes the Group's share of
ot ventures and funds o0 a hne-oy-line basis ane
cxcludes non-contraling intorosts 0 tne Groue s
subs gianes T'ne fnancal koy pecformance
indicato«s arg also oresented on tiis bas.s

Furtnar analysis of tne IFRS results nas neen
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whicn start on page 239 for reconciliations, 10
acoition to Mota 2 1n toe financal statements ang
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Integrated reparting
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taroughout this Reoct 11 hno with the Intermationat
integrated Reporting Framowork. Trys reflects

now our Industry-leacing Sustainacility Straregy

15 Integrated 1nto our business, deilvering lasting
value for all cur sta<cholders VWe oublish agditiona!
socral @ane envirarentdl dats i aur Sustarmaoiity
Srogross Report founa at ortishlang com/data
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PLACES PEOPLE PREFER

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

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

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

Finsbury Avenue
Sauare, Broadgate
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OUR KEY PERFORMANCE IiNDICATORS

Financial
Underlying Profit

Total Shareholder Return [ ]

Loan to value (LTV)
(proportionally consclidated)

Non-financial
Environment

GRESB rating W

5 "Sta Y Developments
4-Star sianding investments

Reduction in energy intensity
of Offices

22%

2022: 26%

EPC rated AorB

4 5 % of portfolio

2022: 36%

Total Property Return |~

Committed and near term

developments
% of standing investments by floor area

Tre British | and Company PLC CO621924%

Total Accounting Return I 8

Net Debt to EBITDA
(proportionally consolidated)

lLinks to remunesation:
Long Term Incentive Plan
M Annual Incentive Plan

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

Y

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

Social impact

Number of community initiatives

88

2022:103

Number of community beneficiaries

26,000

2022 24,000
Social value created?

£12.5m

Ng 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. Restarec fora cnangeo in accounting polices 1M resgest of rontal £oNCessions anc t2hant Gooos 15 a8 257io3ed 10 Note 1 of the Franc al state—ents o1 zage V9.
2 Details of wnatis incluged 11 tne social vaive ¢raatad figure can be founc on cage 75
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2023 PERFORMANCE HIGHLIGHTS

Thne Brtish Land Company PLC 00621920

Financial highlights

£264m

2022: £247m'

IFRS profit after tax

£(1,039)m

2022: £965m’

EPRA NTA per share

588p

2022: 730p!

Operational highlights

leasing activity
2022: 3.9m sq ft

646kg CO.,e per sgm

average embodied carbon
in current office developments

2022: 678kg COze per sgm

Underlying EPS (diluted)
28.3p

2022: 27.0p'

IFRS EPS

(112.0)p

2022.103.8p'

Senior unsecured credit rating

A

20220 A

2.8%

ERV growth
2022 (1.2)%

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

Dividend per share

22.64p

2022:2192p

IFRS net assets

£5,525m

2022: £6,768m'

Years until refinance date

3.0 yrs

2022: 30 yrs

capital activity
2022 £1.5bn

£1.7bn
profit to come from developments
2022: £2.0bn

1 Restated for a changa In accounting policies in respect of rental concessions and tenant deposits as disclosed in Nota 1 of the financial statemonts on page 179,

British Land Annual Report and Accounts 2023
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OUR PORTFOLIO AT A GLANCE

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

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

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

on the exciting life sciences and
innovation sectors.

We are consolidating our position

as the largest owner operator of

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

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

ocur stakeholders.

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

Multi-storey logistics, E
Thurrock

imago s a CG!
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Retail & London Urban Logistics”
37% of portfolio by value

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

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

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

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

on Zone 1 and multi-storey developments within the M25.
Qur pipeline has a grass development value of £1.3bn to
deliver one of London's most environmentally sustainable
and centrally located urban logistics portfalios. Demand is
strong due to the long term growth of e-commerce and
rising consumer expactations for priority delivery. This
supply-demand imbalance underpins the attractiveness of
this market segment. In addition, last mile logistics solutions
are increasingly sought after due to their strong sustainability
credentials given they reduce large vebhicle movements and
allow the use of e-vehicles for the last mile delivery to the
end customer,

1. Asof T agpal 2023 tne Grauwo renamed the 'Retal & Fulf lnent goerating
segment ‘Reial & Lonegan Uroan Legistics’. Refer to Mote 21 of tne
consohdated finanoial staterments for Further :vfermation
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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'.

Cur Campuses bring together best in ¢lass buildings with
leading sustainability and design credentials, surrounded by
attractive public spaces and a range of amenities including
shaps, gyms, restaudrants and bars. Qur Campuses are located
close to key transport hubs and benefit from excellent
connectivity. Since we own the space between our buildings,
we uge our placemaking expertise to create an enyaying
public realm and the right mix of amenities.

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

in sectors such as life sciences, technology, engineering and
financial services, fostering innovation and collaboration.

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

our developments are net zero and we target a 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 already
committed. We are alsg increasing our exposure to life
sciences and are onsite to deliver 190,000 sq ft of lab
enabled space and have a pipeline of 1.9m sq ft

We have four main Campuses in London:

Broadgate is a 32 acre office led Campus in the City

of London, with excelient 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 transfoermation of
the Campus, we have invested significantly into the buildings
and public realm. Qur newaest building 100 Liverpool Street
was our first net zero development and was recently
shortlisted for the Stirling Prize for its cutstanding design
credentials. We are currently on site at 1 Broadgate, a

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

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 Wellcome Trust and the
Francis Crick institute. The Campus has excellent transport
links with Euston and Kings Cross stations nearby.

Paddington Central is an 11 acre office led Campusin
London’'s West End, which sits next to Paddington Station
with access to the Elizabeth Line and Heathrow Express.
1ts central location and accessibility attracts a broad range
of corporates in financial services, telecormmunications
and technology. We have made significant investments

in the public realm and our latest development is the

full refurbishment of 3 Sheldon Square, a 140,000 sg ft
office building. which is 65% pre let to Virgin Media Q2.

Canada Water is a 53 acre mixed use Campus. It is the
targest mixed use development in the UK, creating 2 whole
new piece of the City and is led by a team that includes
members who have waorked on the iconic King's Cross
redevelopment. lL.ocated in London's Zone 2, Canada Water
is on the Jubilee Ling and London 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 sqg ft

of workspace, around Tm sg ft of retail, leisure, entertainment,
education and community space, and around 3,000 new
homes, of which 35% will be affordabte. It is home 1o
Printworks London, one of the UK’s leading cultural venues.
When complete, Canada Water is expected to have the

UK’s largest collection of BREAAM Outstanding buildings.

Our newest Campus is Peterhouse Technoiogy Park, a 14 acre
innovation led Campus in Cambridge, part of whichis iet to
ARM. We expect to commit to the deveiopment of the
newest part of the site in the next couple of months.

1. O~ average returns on our Campuses over five years have been around 13 p a. hughor than stand alone buildings in surrounding areas,
2 Building Researcn Establishment Enviranmental Assessment Method BREEAM standards aim te minimise harmful carbon emissions, improve water usage and
reducc material waste. The rating enahlos comparability between projects and provides assurance on perfarmance, quslity and value of the asset.

Finsbury Avenue
Square, Broadgate

British Land Annual Report and Accounts 2023 5
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NON-EXECUTIVE CHAIR’S STATEMENT

Tim Score

Non-Executive Chalr

GOOD STRATEGIC
PROGRESS
AN UNCERTAIN
ENVIRONMENT

IN

Dear Shareholders,

The experience of recent years has taught us to expect the
unexpected and 2022 was no exception. The past year has
been one of significant geopolitical and economic upheaval.
As the world emerged from Covid-19 lockdowns, strains

on supply chains began to fuel inflation, which was further
exacerbated by the Russian invasion of Ukraine. Central
banks responded with sharp increases in interest rates,
marking the end of an economic era defined by easy access
to cheap debi Aside from the significant impact on both
global bend and equity markets, it also caused property
valuations in the UK to fall across all sectors, ag yields
increased to reflect the higher interest rate environment.

13 British Land Annual Report and Accounrs 2023

Against this backdrop, the value of our portfolio has declined
by 12.3%, vet 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 peower. Occupaticonal demand has remained high
demonstrated by strong ievels of leasing this year and as

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

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




Strategy update

I am vory pleased with the progress we have made in

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

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

Wae are in¢reasingly excited about the opportunity for
growth in life sciences and innovation. As part of this,

we are repositioning our Regent's Place Campus as a

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

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

We continue to make great progress towards the targets

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

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

is reflected in our discussions with both new and

existing customers.

To support our commitment to Thriving Places we have
launched a £25m Socia!l Impact Fund, building on over a
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 Cholces builds on the excellent work we have
done at British Land, and acress the industry, to promote
responsible employment, diversity and inclusion and
responsible procurement.

Tne British Land Company FLC 00621220

Our people

Our pecple are critical to the successful achievement of

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

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

| was pleased that this year British Land was ranked the
top property company and 16" overall in the Sccial Mobility
Index. Accountability for British Land’s social mobility
outcomes sits at Board level, but we could not achieve this
without our Employee Networks who hold us all to account
and do a brilliant job of representing colleagues from a
wide range of backgrounds. We have also exceeded the
recommendations on Board diversity made by the 2021
Parker Review.

Concluding remarks

We continue to make good progress in executing our
strategy. We believe in the strength of our Campus model,
Retail Parks have amerged as the preferred format for
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 geopolitical and economic
uncertainty. We are hightly alert to the ongoing challenges
presented by the uncertain macroeconomic environment.

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

in a position of strength,

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.

[0S 0&’3’

Tim Score
Non-Executive Chair

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

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

LIFE SCIENCES
AND INNOVATION

8 British Land Annual Repar: ang Accounts 2623



London’s Knowledge Quarter

The Brtish Land Company PLC 00621920

Relation Therapeutics,
Regent’s Place

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

also making good progress in establishing our Campus
model within the Gelden Triangle (London, Oxford and
Cambridge), one of the world’s leading life sciences and
innovation clusters, where supply is highly constrained,
yet demand is very strong, particularly from these types
of innovative businesses.

British Land Annual Report and Agcounts 2023 9




The Box,
Paddington Central

lrmage s a O

London Urban Logistics

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

&

irnage is a C




CHIEF EXECUTIVE'S
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REVIEW -
STRONG OPERATIONAL
PERFORMANCE DESPITE
MACROECONOMIC
CHALLENGES

The past 12 months have bheen volatile in terms of the

economic and political landscape. Although maore recently the

outlook for the UK economy is improving, sentiment remains

fragile. Against this backdrop, our business is performing welt

operationally. We leased 3.4m sq ft of space, 15.1% ahead of
ERV and portfolio accupancy is high at 96.7%.

In line with our strategy, we continue to actively recycle
capital. We made disposals of £746m mainly from the sale
of 75% of the majority of Paddington Central crystallising
total property 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 vields,
As a result, the value of our portfolio declined by 12.3%, and
our total accounting return was negative 16.3% for the year.
Whilst we remain mindful of ongoing macro-economic
chalienges, the upward yield pressure appears to be easing
and there are early signs of compression for retail parks.

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

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

British Lang Annual Report and Accounts 2023 1



CHIEF EXECUTIVE'S REVIEW continuved

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.

Qur competitive strengths are:

Portfolio of high quality assets

Qur portfolic of campuses 7s mainly located in London,
a truly global city which appeals to & broad range of
businessas. We are the largest owner and operator

of retail parks in the UK and we are building a unique
portfolio of centrally located and highiy sustainable
urban logistics schemeas in London.

Best in class platform

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

London expertise

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

Sustainability

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 cpportunities for
employment at our places

Partnerships with investors

We have strong relationships with sovereign wealth funds
such as Norges and GIC as well as large pension funds like
AustralianSuper and allianz which give us an important
atrility ta crystalise value through asset sales and

joint ventures.

Financial strength and discipline

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

Qur values underpin everything we do

Bring your whole self Listen and understand

Be smarter together Build for the future

Deliver at pace

7\ Read more on our values at britishland.com/values

12 British Land AnnLal Raporst and Accounts 2023

The British Land Company PLC 00621920

Qur strategy and business model

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

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

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

N 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 to risk management.

Develop and actively manage

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

Recycle capital

We rotate out of assets where we have delivered the
business plan to crystalise returns and reinvest capitai
into apportunities In our chosen strategic themes where
we can drive strong returns through development or
asset management

Sustainability

Qur developments, refurbishments, sustainability targets
and reporting are all industry leading




Strategic themes

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

Developments on our campuses

Our 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 camplementary businesses.

Best in class sustainable offices

We continue to see strong demand for moedern, sustainable
offices on our campuses. Occupiers are looking for the best
space for their business to help them attract and retain staff
in 2 competitive jobs markat while at the same time helping
tham meet their net-zero goals. Furthermore, at arcund 10%
of salary costs, rents are affordable. Costar research shows
that net absorption rates of new beast in class buildings has
been strongly positive in the past 5 years in both the City and
the West End. As a result, given the low vacancy rates, rents
for modern sustainable buildings are showing strong growth
based on recent transactions.

We are seeing this come through in the strong demand

for our developments. We have a 8.9m sq ft development
pipeline to deliver best-in-class sustainable buildings on our
campuses. We target a BREEAM' outstanding certification in
our developments and JLL research? shows that offices with
a BREEAM certification have an average ¢.12% premium on
rents and an average cagital value premium of ¢ 20%

Life Sciences and innovation

We are increasingly focussed on delivering new space for
customers in high growth life sciences and innovation sectors
in London and across the Gelden Triangle (London, Oxford
and Cambrridge) where supply is constrained. Our campus

at Regents Place, in the centre of the Knowledge Quarter

in London, is uniquely positioned to unlock exciting growth
opportunities in this segment given the importance of
proximity to research and education organisations. Canada
Water has the potential to be another significant 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 ascross the portfolio and our total
pipeline will deliver 1.9m sqg ft over the next 7 years.

In addition, we have recently established an Innovation
Advisory Council to support Gur growth in this area and
advise on customer reguirements, provide insight on future
trends, help the business build connections and underwrite
naw 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 British Land Company PLC Q0621820

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

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

We like the retail park format and wili continue to loak

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

increase the resiliency of our cccupier base.

London Urban Logistics

There is an acute shortage of logistics space within London’'s
M25. Demand is strong due to the long term growth of
e-commerce combined with rising consumer expectations for e
priority 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 £1.3bn. Qur strategy is to deliver
best in class, environmentally sustainable multistorey and
Zone 1 last mile urban logistics schemas 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 Underlying
Profit growth of 6.9%.

Underlying EPS was 28.3p, up by 4.8%, as strong Underlying
Profit growth was partly offset by the impact of a tax credit
in the prior year. In line with our dividend policy of paying
80% of Underlying EPS the proposed full year dividend is
22.64p, a 3.3% increase. The growth in the dividend is lower
than Underlying EPS growth due to the £4m impact of the
rental concession restatement in the prior 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 Rescarch Establishment Environmental Assossment Mothod BREEAM standards aim to mmimise harmful carbon emussians, improve water usage and
reduce matenal waste, The rating enables comparability between projects and provides assurance on performance, quality and value of the asset

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

In Campuses we leased 1.0m sq ft in the year and occupancy
is now 96.7% Long term deais wera 11.0% ahead of FY22
ERV, 18.2% above previous passing and a further 106,000 sg
ft are under offer. This performance reflects the continued
demand for best in class sustainable buildings located on
our campuses and includes significant renewals to Meta and
Credit Agricole, a pra-let to Virgin Media as well as 146,000
sq ft of deals in Starey our serviced offices prodguct.

In our Retait & London Urban Logistics segment we had a
record year of leasing with 2.4m sq ft of new lettings and
renewals in the year, 18.8% ahead of ERV and 8.8% below
previous passing rent. {n Retail Parks, which account for
the majority of this segment, occupancy increased to 98 8%
due to the attractive occupational fundamentals. Retail Park
leasing was 1.2m sq ft, 19.5% above ERV, and although it
was 9.7% below previous passing rents this is a significant
improvement to leasing in the prior year which was 20.2%
below previous passing rents. We have an additional
808,000 sg ft under offer, 19.5% ahead of ERV, 9.6%

below previous passing rent. The majority of this is at

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

Portfolio

Portfolio ERV growth was 2.8% i FY23. In Campuses, ERV
growth was 2.6% in the middle of our guidance range of
2-4%, reflecting particularly strong growth at Regents Place.
In Retail Parks, strong demand for the format, combinad with
high occupancy rates resulted in ERV growth of 2.8% at the
upper end of our guidance range. In London Urban Logistics,
ERV grew by 29.4% significantly above our guided range

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

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

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

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

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

Developments

Developments are a key driver of long term valua creation.
We have an 11.8m sg ft development pipeline with over
£1.76n of profit to come.

Qur committed pipeline is 1.8m sqg ft and is focused on our
Campuses. It is 38% pre-iet or under offer of which office
space is 46%. Costs to come are £488m of which 94% have
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been fixed. We have made one new commitment this year for
the refurbishment of 3 Sheldon Square at Paddingten 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
(previously Al)is a 35 storey tower, including 186 homes and
121,000 sq ft of warkspace, The Dock Shed which includes
181,000 sq ft of workspace as well as a new leisure centre
and Roberts Close which comprises 79 affordable homes.

We are on site with a 83,000 sq ft life sciences development
at The Prigstley Centre in Guildford which wiil be & mix of
office and lab space. This vear we also signed a Memorandum
of Understanding with Cambridge Riomedical Campus Ltd

to be a Partner in Masterplanning at the campus.

Our near term pipeline consists of projects yet to be
committed. It includes 2 Finsbury Avenue which will deliver
best in class sustainable office space at Broadgate, and the
Peternouse Western Expansion, adjacent to the Peterhouse
Technology Park, which will deliver Innovation and fab
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.

Cur medium term pipealine includes saveral cther
developments, the largest of which are the redevelopment
of Euston Tower at Regent’s Place and the future phases of
the Canada Water Masterplan.

Strategy in action

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

Since April 2022, we have made disposals of £7468m

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

Since April 2022, we made acquisitions totalling £203m.
We acquired £148m of retail parks with a blended net initial
vield of 8.1% to further increase our market leading position
Cur acquisition of Peterhouse Western Expansion for £25m
extended our ownership at the Peterhouse Technology Park,
our first life sciences and innovation campus in Cambridge.
We also acquired Mandels Way a development site for a
multi-storey urban logistics facility for £22m. The site is
located in Southwark, the same barough as our Canada
Water development, where we have strong relationships
with the local council.

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



As we look ahead, we will remain disciplined as we continue
1o execute our strategy. We will make acquisitions that align
with our strategic themes and where we can best deploy

our competitive strengths. That means we will continue to
acquire retail parks where we see attractive assets that will
further consolidate our market leading position. We will also
consider life sciences and innovation opportunities in Oxford
and Cambridge as well as suitable London urban logistics
sites. Good demand for our development pipeline underpins
our raturns expectations and we will cpportunistically recycle
out of mature office assets as well as non core assets such as
shopping centres.

Balance sheet

We have a strong balance sheet which, combined with
capital recycling, allows us to execute our strategy of
investing in developmeant opportunities and making
acquisitions. Group Net Debt to EBITDA was 6.4x% and, on
a proportionally consolidated basis, Net Debt to EBITDA
and LTV ratios were B.4x and 36.0% respectively. We have
significant liquidity with £1.8bn of undrawn facilities, and
no requirement to refinance until early 2026,

We maintain good relationships with debt providers acress

a range of financing markets. This year, we compieted £1.4bn
total financing on favourable terms, including margins in line
with our in place facilities; £1.2bn of this was new debt raised
with existing and new bank relationships. A loan of £515m
was arranged for Paddington Central in the first half of the
year, alongside completion of the new joint venture, and in
the second half of the vear in volatile market conditions we
signed £F875m of facilities.

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

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

Sustainability

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

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

Qur Greener Spaces pillar includes our ambitious 2030 Net
Zero targets for both our developments and our standing
portfolic. We are pleased with the continued progress we are
making, as sustainability becomes aven further embedded in
the day-to-day running of our business. Average embodied
carbon across our office development pipeline is 646 kg
COye per sgm, tracking ahead of the glidepath to our 2030
target of 500kg CO.e per sgm. Across our managed portfolio
the majority of our assets have a net zero ptan and 45% of
our portfolic 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 our
commitment to making a long-lasting, positive secial impact
in our communities by collaboratively addressing local
priorities. We were delighted to launch a £25m Social Impact
Fund in March 2023 to provide education, employment and
affordable space in the communities in which we operate.
We have also introduced targets for 2030 which focus on
the areas where we can have the greatest impact: education,
employment and affordable space. This year, for the first
fime, we have reported the value created by our core
projects and the Canada Water development, which totalied
£10.6m, combined with our provisions of £1.9m of affordable
space, whereby in total we generated £12.5m of social value.
Next year, coverage will be expanded arrnss ali our
community activities.

Responsibie Choices is about making responsible choicas
across all areas of our business and we encourage our
customers, partners, and suppliers to do the same. This year
we were pleased to be ranked the top property company and
16 overall in the Social Mobitity Foundation’s index of the
top 75 UK emplovers taking action to improve social mobility
in the workpiace. Qur overall sustainability performance has
been recognised in intarnational benchmarks including
GRESE, where we achieved a GRESB b star rating for
Developments, the highest in Furope 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.

Outlook

Although more recently the outiook for the UK economy

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

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

growth of 4-5%.

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

MARKET
BACKDROP

Macro-economic backdrop

The macroeconomic backdrop in the UK was volatile in the
period. Geopolitical tensions, high inflation and successive
Bank of England interest rate rises since early 2022 have
resulted in lower GDP growth foraecasts. 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 outlook

remains uncertain.

London office market

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

the gap betweaen 'the best and the rest’.

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

to £17bnin FY22,

Life sciences market

Life sciences fundamentals remain strong, with take up
across the Golden Triangle totalling 1.4m sq ft in 2022
(calendar year), the highest figure in five years. Venture
capital funding alse remained positive in 2022, with volumes
behind record tevels 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 £23bn. 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

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

repurposing activity, demaonstrating 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 strategy,

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

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

Logistics market

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

However, as a very low vielding sector, sentiment across

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

DELIVERING AWARD
WINNING ASSETS

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

RIBA judge
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Awards

London Award

London Client of
the Year

MNaticnal Award

Stirling Prize
Shortlisted

Civic Trust
Award

Buillding of the Year
Award (2021)

UK Design Award:
Large Project (2021)

Structural Steel
Design Award (2021)

Green Building Project
of the Year (2021)

Commercial Praperty
Project of the Year
(2021

Project of the Year
{2021

Working Winner

CONSTRUCT Award
Projects Winner
(2021

Simplicity Specialist
Finishes, Cellings
Winner

Highty Commended

2022 awards uniess otnerwise stated
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BUSINESS REVIEW

Total portfolio key metrics

Yaar endad

Portfoil'oTa-('uati_c;H

31 March 2023 31 March 2022

T £8,898m  £10.467m
Cccupancy! 96.7% 96.5%
Weighted average lease length to first break 5.7 yrs 5.8 yrs
Tetal property return (9.5)% n.7%
- Yield shift +71bps (42) bps
- ERV movement 2.8% 1.2)%
- Valuation movement (12.3)% 6.8%
Lettings/renewals (sq ft) over 1 year 2.6m 2.9m
Lettings/renewals over 1 year vs ERV +15.1% +4.5%
Gross capital activity £1,297m £1,479m
- Acquisitions £203m £747m
- Disposals E(746)m £(A86)m
- Capital investment £348m £246m
Net investment/{divestment) £(195)m £507m

Dn g proportionally consciidatod basiz including the Group's share of joint venturos and excluging non-contrplling interests

1 Whare occupiors have enterea CVA or admimistralion but are st habile for rates, tnose are treated as occugied. Funts i adminstration ars treated as vacant,

trgn the cccupancy rate would reduce from 95 7% to 86.4%

Portfolio performance

Valuaton ERv Tota! proporty Mot cguivaiont

Valaation movement movemeant ¥.eld shift return w olid

AL 31 March 2023 - o L e m % bps .
Campuses B 5.650 (137 2.6 +70 119y 50
Central London 5103 (129 27 +71 (1.6) 5.0
Canada Water & other Campuses 456 (7.4 .2 +43 (16.6) 55
Retail & Londen Urban Logistics 2,248 (0.9 30 +72 (5.0 6.8
Retail Parks 1,976 0.2) 28 +71 4.1 6.6
Shopping Centres 746 (7.6 12 +33 (0.3) 7.9
London Urban Logistics 263 (242y 294 _+187 (22.4) 46
Total o T ‘8,808  (12.3) 2.8 +N (9.5) 5.8

See subplementary tabloes for getaled breakaown

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

Campus vaiuations were down 13.1%, with our West End
portfoho down 11.3% and City portfolio down 14.8%, reflecting
yield expansion of 72 bps and 62 bps respectively. While

macroeconomic uncertainty has impacted investment markets,

occupational demand has remained robust, particularly for
new buiidings with strong sustainability credentials. We saw
ERV growth of 2 6% across Campuseas, driven by the West
End where ERVs were up 4.0% reflecting our successful
leasing activity and tighter supply.

The value of our Retail Park portfolio fell by 10.2% in the vear,
as yields increased by 71 bps to reflect rising interest rates.
Encouragingly Retail Parks saw positive ERY growth for the

20
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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 12%

In Londaon Urban Logistics, values have declined by 24.2%,
despite a strong occupational market. This was driven by
vield expansion of 187 bps as a resuit of rising interast rates,
The combination of strong occupational demand and acute
undersupply of the right kind of space in core London
locations drove ERV growth of 29 4%. These assets are
primarily valued on an investment rather than development
basis We are still expecting attractive development IRRs of
¢.15% as our original appraisals assumed scome of the cutward
yield shift we have now seen and there has been very strong
rental growth over the past year.



Capital activity

Fromlfpni20z2
Purchases

Sales

Development Spend
Capitai Spend

Net I ent
Gross Capital Activity
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" Retail &
Londen Urban
Campuses Logistics Total
o Em S Em
33 170 203
(710 (35> (746)
255 7 262
N 45 4 . 86
. (3783 83 Q95
1,044 253 1,297

On a propertionally consolidated basis includimg the Graup’s share of joint venturos and excluding non-controllng interests

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

a 75% Interest in the majority of our assets at Paddington
Central to GIC for £694m in July 2022, This was 1% below
September 2021 book value and represented a net initial
yield (NIY) of 4.5%. As part of the transaction agreement,
GIC were given options over two further assets at Paddington
Central, the development site at 5 Kingdom Street and the
Novotel at 3 Kingdom Street. The opticn at b Kingdem 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 continuas to act as the development and asset
manager for the Campus, for which we earn fees.

We have progressed innovation opportunities including the
£25m purchase of the Peterhouse Western Expansion site to
the west of our holding on the Peterhouse Technology Park,
with consent for a 80,000 sq ft office and lab building. This
acquisition represents an opportunity 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 opearator of Retaill Parks. Since April 2022, we've
acquired three Retail Parks including Capitol Retail and

Leisure Park in Preston for £51.5m (NIY 8.4%), Solartron
Retail Park in Farnborough for £34.8m (NIY 7.7%), and
Westwood Retail Park in Thanet for £54.5m (NIY 8.1%).
All are dominant retail parks within their catchment, iet
to a strong mix of retaiters and benefit from excellent
accessibility. In addition, we acquired the DFS unit in
Cambridge for £7.4m (NIY 7.1%), which sits immediately
adjacent to the B&Q we acquired last year. This purchase
offers a secure income stream with the potential for longer-
term life sciences and innovation redevelopment in 3
strategic location.

We also disposed of non core assets including old Debenhams
stores in Chester and Cardiff for £4.2m, our 50% stake in
Deepdale Retail Park for £30.3m (NIY 7.5%) and 126-134
Baker Street, a mature standalone office asset, for £17.3m
(NIY 4.7%).

In London Urban Logistics, we acquired a site in Mandela
Way for £22m, our second urban logistics location in
Southwark, following 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 Old
Kent Road, the City and London Bridge, and in an area that
is popular with a range of third party logistics providers.

Regent's Place
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PERFORMANCE REVIEW contfinued

CAMPUSES

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

Portfolio valuation (BL share) Weighted average lease length to Lettings/renewals (sq ft) over 1 year

£5,650m 72yrs 0.8m sq ft

Occupancy Total Property Return ERV growth

96.2% (11.9)% +2.6%

On a propertionally consolidated basis including the Group’s share of jont ventures
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PERFCRMANCE REVIEW continued

Campuses key metrics
‘-/mcar endgd” o R ’ T
Portfolio Valuation
Qccupancy

Weighted average lease length to first break

Total property return
- Yield shift

- ERV growth

- Valuation movement

Total lettings/renawals {sqg )
Lettings/renewals (59 ft) over 1 year
Lettings/ranewals over 1 year vs ERV
Like-for-like income!

Tne British Lard Company PLC 00621820

" 31 March 2023 31 March 2022

£5,650m  £6.957m
96.2% 36.7%
7.2 yrs 7.0 yrs
(M.)% 85%
+70 bps (1) bps
2.6% 0.0%
13.1)% 5.4%
1,037,000 1654,000
777,000 1388000
+N.0% +5.4%
+6.5% +2.5%

Qn a proportionally consolidated basis including the Group's share of joint ventures and excluding nan-controliing interests

I Like-for-like axcludes the impact of surrander premia, CVAS & admins and provisions for deotors ana tenant incentives

Campus operational review

Campuses were valued at £5.65bn, down 13 1%. This was
driven by 70 bps vield expansion partly offset by ERV growth
of 2.6%. Lettings and renewals totalled 1.0m sqg ft, with deals
over one year 11.0% ahead of ERV, Like-for-like income was
up 6.5%, driven primarily by strong leasing, particuiarly

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 108,000 sq ft, 8.6% ahead of ERV. in addition,
we had 491,000 sq ft of rent reviews agreed 2.6% ahead of
passing rent.

Across our standing portfolio, we benefit from a diverse
group of high quality customers focused on financial,
corporate, science, health, technology and media sectors.
Ccceupancy is 96 2% and we have collected 100% of our

rent for the year. Qur recent customer satisfaction survey
was strong: we scored 4.3 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 Broadgate covered 378,000 sq ft
(excluding Storey), of which 248,000 sq ft were long term
deals, completed on average 2.6% ahead of ERV. Broadgate
cccupancy is 94.9%.

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

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

One of our key social impact initiatives on the Campus

was New Diorama Theatre (NDT) Broadgate, which ran for
18 months and ended in July 2022, it provided over 20,000
sq ft of creative space free to indapendent 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, supparting over 1,000 full time jobs.

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

Broadgate saw a valuation decline of 16.5% driven by
outward yieid shift of 69 bps, partially cffset by ERV growth
of 1.6%.

Regent’s Place

At Regent's Place (exciuding Storey), we have completed
195,000 sq ft of leasing, all of which were long term, averaging
19.8% ahead of ERV. The most significant deal was the regear
to Meta at 10 Brock Street covering 146,000 sq ft. Occupancy
at the Campus s now 96 0%

Regent’s Place is gaining momentum as a life sciences

and innovation hub. We have already this year delivered
¢.15,000 sq ft of lab space across two floars at 338 Euston
Road of which 5300 sqg ft was let to Relation Therapeutics

In addition one floor (33,000 sq ft) at 20 Triton Street will be
delivered in July 2023. We have similar cpportunities at other
buildings on the Campus and are aiming to deliver 62,000 s5q
ft of lab space at Regent’s Place by the end of 20232 and

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




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

a training programme on how to start their own business.

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

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

Paddington Central

Leasing activity at Paddington Central (excluding Storay)
covered 150,000 sq ft, on average 2.3% ahead of ERV.
Occupancy on the Campus remains very high at ©9.4%.

The most significant letting in the year was 83,000 sq ft to
Virgin Media 02 at 3 Sheldon Sguare, which will become their
new UK Headguarters. The building is currently undergoing
an all-electric refurbishment, and the deal with Virgin Media
02 takes the building to 65% pre-let, ahead of completion in
February 2024.

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

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

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

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

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

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

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

when making workspace decisions.

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

void pericds between customers.

In HZ2, we faunched 23,000 sqg ft of Storey space at 155
Bishopsgate, which has been iet in its entirety te Levin Group
for its new London Headquarters. The deal was Levin Group's
third upsize at Broadgate, having initially taken space at

1 Finsbury Avenue before taking additional space in the
neighbouring unit and at 100 Liverpocl 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 5050 joint venture
with AustralianSuper, Australia’s largest superannuation fund.
The joint venture is committed to developing Phase 1 of

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

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

We have outline planning permission for the entire scheme
and are on site with Phase 1, which comprises a mix of
workspace, retail, leisure and residential as set 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.
Residential sales for The Founding launched in January
and current reservations are above targeted pricing levels.

No

Retml & resgential
591t . workspace _ leisure homes total
1-3 Deal Porters Way
(A1); The Founding
(residential) 121,000 8,000 186 270,000
The Dock Shed (A2) 181,000 65,000 - 246,000
Roberts Close (K1), - - 79 62,000

Total ' 302,000 73,000 265 578,000

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

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

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

79 affordable homes at Roberts Close (K1) and have gart
funded the 55,000 sq ft leisure centre in The Dock Shed (A2).
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In July 2022, we were pleased that Southwark Council
granted detailed planning permission for the Printworks,

in Zone H of the Masterplan. Reflecting its success as a
cultural destination, we are now working with the operators
to explore retaining a cultural venue to capitalise on the
popularity of the offer. In the same month, Southwark Council
also granted planning permission to develop Zones F and |,
adjacent to the Printworks. Together these will deliver 647
homes including 174 affordable homes, as well as workspace
and retail space. We have also submitted a Reserved Matters
Application for Zone G of the Masterptan, 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 TED! 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 aiming to increase the efficiency of
chemical research and manufacturing, to take some of

that space.

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

30 bps outward viefd shift an offices, which has amplified the
impact on the tand value. Given that we are early intc 2 10-12
year programme, we still expect to deliver significant profits,
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Storey Club,
4 Kingdom Street
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PERFORMANCE REVIEW continued
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RETAIL AND LONDON
URBAN LOGISTICS

We are the UK’s largest owner and operator of Retail Parks. They are
retailers’ preferred format given their affordability and compatibility
with omni-channel. Our London Urban Logistics portfolic is the newest
part of our business. We focus on muiti-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)%

On a provartionally consolidated basis including the Group's share of joint ventures

Lettings/renewals (sq ft) over 1 year

1.8m sq ft

ERV growth

+3.0%

1. Where occupiers have entered CVA gr admunistration out are still hable for rates, tnese ars treated as occuoied If units in administraticn are treated as vacant,
then the occupancy rate for Ratail wayld reducoe from 87.2% to 96.8%.
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PERFORMANCE REVIEW confinued

Retail and London Urban Logistics key metrics

Year er\c‘ﬂd’ ’

Portfolio valuation

- Of which Retail Parks

- Of which Shopping Centres

- Of which Londen Urban Logistics
Qccupancy'

Weighted average lease length to first break

Total property return
- Yield shift

- ERV growth

- Valuation movement

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

The Britisn Lang Company PLC 00621920

"31March 2023 31 March 2022

£3,248m  £3.500m
£1,976m  E£2.114m
£746m £800m
£263m £319m
97.3% 96.3%

4.6 yrs 4.6 yrs
¢5.0)% 19.1%
+72bps  (97) bps
3.0% (28)%
(10.93% 9.9%
2,385,000 2,196,000
1,808,000 1.523,000
+18.8% +2.8%
+5.3% (0.8)%

On a proporticnally consolidated basis including the Group's snare of joint ventures and excluding non-cantrolling interests

1. Whnere occupicrs have entered CVA or administration out ara stifi iiable for rates, thase are treated as cccupied, If units 19 adminstration are treated as vacant.

thon the occupancy rate for Retail would reduce from 97.3% to 96.8%.

2 Like-far-like excludes the impact of surrender premia, CYAs & admins and provisions for debtors and tenant incentives

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 previcus passing rent. Cocoupancy is high
at 97.3% and 98% of FY23 rent was collected. Like-for-like
income was up 5.3%.

Weightad average lease tength remained at 4.6 years.

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

retail store managers

Retail Parks

We completed 1.2m sq ft of leasing deals across our Retail
Park portfolio, on average 9.7% below previous passing rent
and 19.5% above ERV. Retail Parks occupancy is 98.8%, the

highest level in twelve years, reflecting strong leasing activity

and like-for-like income was up 6.2%.

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

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

Wae 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 sq ft respectively at Southgate.

At Oid Market, Hereford, we leased 18,700 sq It of space

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

Footfalt and sales are now close to pre-pandemic levels as
set out below:

3 Apr!2022 - 26 March 2023

Benchmark
% of 201G aJdtperformance’

Footfall oo
- Portfolic 95.6% 858 bps
- Retail parks 99.9% 284 bps
Sales - ' o
- Portfalio 108.4% n/a
- Retail parks 109.1% n/a

1 Compared to the sauvalent wee<s 0 2019
2. Footfall bencamark Sarengboara
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Al Retail Park,
Biggleswade
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PERFORMANCE REVIEW continued

Londen Urban Logistics

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

Develocpments
’ T T o T 7 ERV Let é\
Current Cost to undor
Se Value  completo ERV offer
At 31 March 2023 Jeoe £ L gm0 Em
Committed 1.817 648 488 65.7 251
Near term 1,800 245 947 85.0 -
Medium term 8,194 R y
Total pipeline 11,81 893 1,435 150.7 25.1

On a proportionally cansohdated basis including the Group's snare of jomnt
ventures (excent area which 15 shown st 100%)

Development pipeline

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

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

We are currently on site with 1.8m sqg ft of space, which will
target BREEAM Outstanding (for offices) and Excellent (for
retail) delivering £65.7m of ERV with 38% already pre-fet or
under offer. Excluding build to sell residential and retail space
which we will let closer to completion, we are 46% pre-let or
under offer by ERV. Total development exposure is now 5.5%
of portfolio gross asset value with speculative exposure at
6.0% (which is based on ERV and inciudes space under
offer), within cur internal risk parameter of 12.5%

The Britisn Land Comgany PLC 00821220

Committed developments

Our committed pipeline stands at 18m sq ft with one

new commitment made this year at 3 Sheidon Square.

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

1 Broadgate (544,000 sq ft) is on track to be both BREEAM
Cutstanding and NABERS 5. The office space is fully pre-let
or under option to JLL and Allen & Qvery, four years ahead
of practical completion, demonstrating the heightened
demand for best in class, sustainable buildings. Norton
Folgate {335,000 sq ft) is on track to complete later this year
and we have let 114,000 sq ft to Read Smith, which is one-
third of the total office space. 3 Sheldon Sguare is currently
undergoing a full refurbishment, significantly reducing the
embodied carbon of the development by retaining and
reusing the existing structure and materials. The building
will be all electric, including the installation of air source
heat pumps, which will reduce operational energy demand
by over 40%. The building is already 65% let to Virgin Media
Q2, which signed 83,000 sg ft for their UK Headquarters in
February 2023,

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

35 starey tower, including 186 homes and 121,000 sqg 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 7%
affordable hames. We are targeting BREEAM Qutstanding on
all the commercial space, BREEAM Excellent on retail and a
minimum of HQM One 4*? for private residential. The London
Borough of Southwark will take cwnership of Roberts Close
on completion and have part-funded the leisure centre in A2

Phase 2 at Aldgate Place is our first build to rent residential
scheme. it comprises 159 premium apartrments 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
Whitechape! Completion is expected in Q2 2024,

We are on site with an 83,000 sq ft development at The
Priastley 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 measures tne energy officiency, wator usage, wasta management and 1ngaor envirnment cuahty of a culding o tenancy ang its imoact gn

tne eavirgamant
2. TR

omc duaity Mar< s an indopendertly assessed certificat gn scAgme for new nores witn a sovole star rating casec on g nome's design, construction and

sustanaoity Evory aame with an KGM cortifieate meaots stangaras tnat ase sigmificantly mgher tnas ~wm ™ stancards sudt as Bu iding Reguiabions
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Committed Developments
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Forocast IRR  Rebased IRR

" 8. snare 100% sq ft  PC Calendar ERV
As at 51 March 2023 e Secter O | vear L Em B *'
The Priestley Centre Office 100 83 Q4 2023 32 14 21
Norton Folaate Office 100 335 Q4 2023 23.8 5 14
3 Sheidon Square Office 25 140 Q12024 25 16 17
Aldgate Place, Phase 2 Residential 100 127 Q2 2024 6.4 6 10
1 Broadgate Office 50 544 Q2 2025 207 7 12
Canada Water?
Roberts Close (Plot KD Reasidential 50 62 Q32023 -
1-3 Deal Porters Way (Plot A1) Mixed Usae 50 270 Q4 2024 3.6 blended blended
The Dock Shed (Plot A2) Mixed use 50 246 Q42024 55 10 13
Total Committed 1,817 65.7

[\

up ko a maximum of 20% with thesr returns pro-rated accordingly.
. Forecast IRRs reflect the land value at the point of commitments.
. Rebased IRRs reflect current site values,

e

We target IRRs of 10-12% on our Campuses and around 15%
on our London Urban Logistics developments. The recent
increase in yields has impacted the forecast IRRs on our
committed schemes which reflected the 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 development is not committed,
we have commenced demolition and basement works to
maintain optionality. In addition, The Peterhouse Western
Expansion, adjacent to the Petaerhouse Technology Park,
has consent for 96,000 sqg ft of innovation and lab enabled
space and we expect to commence start on site in the next
few months.

Our near term pipeline also includeas our first three London
Urban Logistics developments. We recently achieved
planning consent for a new 121,000 sq ft underground urban
legistics hub at Paddington Central calied The Box, which we
expect to commence in Q4 2023, The scheme has a further
21,000 sqg ft of consented office space above it. We also
submitted planning for two multi-storey, last mile logistics
hubs at Mandela Way and Verney Road in Southwark,
totalling 344,000 sq ft. These schemes have IRRs of above
20% and will provide flexible sgace for a range of customers.

Estimaled headime rental value net of rent payableo under head leases (excluding tenant incentives),
. Tne London Borough of Southwark has confirmeg tney will not be investing in Phase 1, but retain the right to participate in the developent of subsequent plots

Medium Term pipeline

Our madium term pipeline covers 8.2m sq ft, the largest of
which are the future phases of the Canada Water Masterplan,
which accounts for 4.2m sq ft and Euston Tower, totalling
571.000 sq ft, where we have an exciting opportunity to
deliver a highly sustainable innovation and lab enabled
building n 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 sg ft two-
storey logistics scheme east of London and Enfield where

we have submitted plans for a similar two-storey logistics
scheme totalling 437,000 sq ft. At Hannah Close in Wembley,
there is potential to deliver 668,00C sq ft of well located,
multi-storey urban logistics space, within the M25 and we

will be submitting planning for a last mile logistics hub at
Finsbury Square in the City of Landon later this year.
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CANADA WATER
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Printworks London,
Canada Water

Printworks Park,
Canada Water

nage s a CG!

Canada Water is a 53 acre scheme and London’s largest of workspace, around Tm sq ft of retail, leisure,

urban regeneration project. Located in London’s Zone 2, entertainment, education and community space, and around
it is on the Jubilee Line and London Overground, making it 3,000 new homaes, of which 35% will be affordable. When
easily 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 Outstanding buildings.
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FINANCIAL REVIEW

Year enden 21 March 2023 3t March 2022

UnderlyihghF"r'érférf’W-‘w o £264m £247m
Underlying earning per share* 28.3p 27 0p
IFRS {lass)/profit after tax £01,039)m £965m
Dividend per share 22.64p 2192p
Total accounting return? (16.3)% 14.6%
EPRA Net Tangible Assets S

per share”* 588p 730p
EPRA Net Disposal Value

par share’?? 606p 706p
IFRS net assets - _ _E5525m  £6,/768m
LTv=28 36.0% 329%
Net Debt to EBITDA (Group)?’ 6.4x 7.9x
Net Debt to EBITDA

(proportionally consolidated)“ > B.4x S.7x
Weighted average interest rate 3.5% 2.9%
Fitch unsecured credit rating A A

1 Pro- year comoaratives nave geen restated for a cnange 11 accounting
policies in respact of reatal concessiens and tenant deoesits {as dcloser
N Not2 1 of tre finaacial statements).

See Note 2 within financial statements far definition anc calculation

. See Taoie B witnin supolementary qisclosuras for reconcihat.ons to
IFRS motrics.

4 See Note 17 within the financial statements for definition, cakuiation and

reference to \FRS metrics

5. O~ a prongrusnally consolidated 0255 ncluding the Grous's snare of joint
vantures ange exciuding non-controlling intorasts
FPRA | gan to value 1s disclosea i Takle E of the financial statements

. Net Deoot te ERITDA on a Group pasis excluges non-recourse and jont
venture Dorrowings, ans includes distriouticns from jo.nt ventares and
NOM= EIOUrSR COMDATNLS

W

o
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Overview

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

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

iFRS {oss 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 pnmarily reflects the downward valuation
movemeant on the Group's properties and those of its joint
ventures as property values adjusted to the higher rate
environment, cffset by the mark-to-market movement

on the derivatives hedging the interest rate on our debt.

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

Loan to value (LTV) an a proportionally consolidated 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 capital expenditure on our committed pipeline.
This was partiaily offset by the sale of a 75% interest in

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




Group Net Debt to EBITDA decreased by 15x to 6.4x,
and Net Debt to EBITDA on a proportionally consolidated
basis decreased by 1.3x to 8.4k, improving as a result

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

We completed £1.4bn (£C.9bn British Land share) of financing
activity in the year on favourable terms, at margins in line with
our in place facilities, with banks whom we have fongstanding
relationships and twe which are new relationships to the
Group and its joint ventures. For British Land, we agreed
£375m of new revolving credit facilities (RCF), ali for initiaf
5year terms, as well as the extension of a further £100m

RCF, and agreed with Homes England the continuation of the
E100m lean facility to fund specified infrastructure works at
Canada Water following the formeation of the joint venture.
For this joint venture we completed a £150m Green
development loan facility for Canada Water, Phase 1 and

for the Paddington joint ventura we completed a £515m

ioan for Paddington Central,

Our weighted average interest rate at 31 March 2023 was
3.5%, a 60 bps increase from 31 March 2022. This increase
was primarily due to the repayment of our lower cost bank
RCFs with the proceeds of the Paddington transaction, as
well as the impact of rising market rates. The impact on our
Interest costs is limited by our hedging which includes swaps
to fixed rate and caps where the strike rates are now below
current SONIA. The interest rate on our debt is 87% hedged
for the next year and 76% of aur projected debt is hadged
on average over the next 5 years.

Our financial position remains strong with £1.8bn of
undrawn facilities as at 31 March 2023. Based on our current
commitments and facilities, we have no 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 cur credit ratings with a Stable Outlook, including
the senior unsecured rating at ‘A’

Underlying Profit for the year ended
31 March 2022 S
Like-for-like net rent T 21
CVAs, administration and provisions for debtors

and tenant incentives -
Net divestment

Developments

Net finance costs & fee income
Underlying Profit for the year ended
31 March 2023

1. Prior year comparatives have been restated for a change in accounting
policy inresoect of rental concessiGng (as disclosed m Note 1 of the
financial 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 primarily due

to rising market rates.

Tho British Lang Company PLC 00621920

MNet capital activity decreased earnings by €11m in the year.
This reflects a £20m decrease from the £1.2bn disposal of
mature assets (primarily the sale of a 75% interest in the
majority of cur 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.

Proceeds from sales have been deployed inte our development
pipeline and value accretive acquisitions. Our 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 aiternative
performance measures

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

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

A summary income statement and summary balance

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

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

Management monitors Underlying Profit as it is an additional
informative measure of the underlying recurring performance
of our core property rental activity and exc¢ludes the non-
cash valuation movement on the property portfolic when
compared to {FRS metrics. It is based on the Best Practices
Recommendations of the European Public Real Estate
Association (EPRA) which are widely used alternate

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

Management monitors EPRA NTA as this provides a
transparent and consistent basis to enable comparisen
between European 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 (proportionally consolidated) and Net Debt

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

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

3T March

31 March

2023 2022
Yearended L LL...EZecten Em £
Gross rental income 493 493
Property operating expenses 47y (68)
Net rental income 1.2 446 425
Net fees and other income 18 13
Administrative expenses 1.3 {89) (89)
Net financing costs 1.4 ) 102
Underlying Profit 264 '72757777
Underlying tax '(1)' s
Non-controlling interests in
Underlying Profit 1 2
EPRA and Company adjustments’ 303 712
IFRS (loss)/profitaftertax 2 (1,039) 965
Underlying EPS 1.1 28.3p 27.0n
IFRS basic EPS 2 (112.0)p 103.8p
Dividend per share 3 22.864p 2192p

1. Pror year comparatives nave been restated for a change 11 accounting
oolicy in raspect of rontal concessions (as disclosed in Note T of the
financial statements)

2. EPRA agustments consist of imvestment and development orooerty
ravaluations, gains/losses on investment and trading orooerty Sisnosals,
cnangos in the fair vatue of financial Instruments, assacated close out costs
and related deferred tax Company adjustments conaist of itoms which are
considered to be unusual ana/or sigaificant oy virtue of thelr size o hature
Tnese items are presentod in tne ‘capital and other' column of the
consclidated 1ncome statement.

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

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

1.3 Net rental income

&m

Net rental income for the year ended 31 March 2022’ 425
Disposals (25>
Acquisitions 12
Developments 13
Like-for-like net rent 21

CVAs, administrations and provisions for debtors and
tenant incentives =
Net rental income for the year ended 21 March 2023 446

1. Priar year comparatives nave been restates for a crnange 1a accounting
solicy in respoct of rental concessons (as disclosed In Mote 1 of the
financial statements)
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Disposals of income producing assets over the last

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

in Farnborough, Thurrock and Reading Gate. Developments
have increased net rents by E13m, driven by the completion
of 1 Triton Square. The committed development pipeling is
expected to deliver £65 7m of ERV in future years

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

Campus like-for-like net rental growth was 6.5% in the year
This was driven by strong letting activity across our Storey
spaces, at 100 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 nat 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 £6m compared to the prior year, with a

net £6m credit recognised in the year We've made good
progress on prior year debtors; the £72m of tenant debtors
and accrued income as at 31 March 2022 now stands at
£23m, primarily driven by cash celiection 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.

1.3. Administrative expenses

Administrative expenses are flat year on year at £89m as a
result of our continued focus on cost cantrol. The Group's
EPRA gperating cost ratio decreased to 12.5% (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 divestment 2

Developments 4]
Market rates [€=))
Financing activity ) @
Net financing costs for the year ended 31 March 2023 mn

MNet financing costs increased overall by £9m in the year,
Net divestment reduced financing costs by £2m, disposals
of £1.2bn over the last 24 months reduced costs by £5m,
partially offset by acguisitions made over the same period
Developments increased financing costs by £Im, as intarast
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. Qver the year to 31 March 2023,

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

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

2. IFRS loss after tax

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

Balance sheet

As at
Property assets
Other non-current assets

Other net current liabilities
Adjusted net debt

Other non-current liabilities
EPRA Net Tangible Assets
EPRA NTA per share
r_sl"é-ﬁ:-cdn-troikihg interests
Other EPRA adjustments®

IFRS net assets

ne British Land Company PLC Q0621920

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

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

the interest rate onh our debt) and the Underlying Profit

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

I he basic weighted average number of shares inissue during
the year was 927m (2021/22: 927m).

3. Dividends

Our dividend is semi-annual and calculated at B0O% of
Underlying EPS based on the most recently completed
six-month period. Applying this policy, the Board are
proposing & final dividend for the year ended 31 March 2023
of 1.04p per share. Payment will be made on Friday 28 July
2023 to shareholders on the register at close of business on
Friday 23 June 2023. The dividend will be a Property Income
Distribution and no SCRIP alternative will be offered.

31 March 2023 31 March 2022

Section Em Erj-ji

" 'm,907 10,476

o 141 104

9,048 10,580

€290) (318)

8 (3,221 (3,458)

- B (50) -
5487  680&

[ 588p 730p
N | 15

25 (53

5 5,525 6,768

Proportionally consolidated basis

1. Prior yesr comparatives have boen restated for a change in accounting policies in respoct of rental concessions and tenant decosits (as disclosed in Note 1 of the

financial statements).

2 EPRA Mot Tanginle Asscts NTA s a proportionally consolidated measure that is based on IFRS net assets exciuding tne mark-to-market an derivatives and
related aebt adjustments. the carrying value of intanginles, the mark-to-market on the convartible bonds, as well as deferred taxation on property and dernivative
valuations. The metric includes the valuation surplus on trading prooerties and is adjusted for the dilutive impact of shara options. Details of the EPRA adjustments

are included in Table B within the supplementary disclosures.
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FINANCIAL REVIEW continued

4. EPRA Net Tangible Assets per share

ponce

EPRA NTA per share at 31 March 2022 730
Valuation performance 147y
Underlying Profit 28
Dividend . (23)
EPRA NTA per share at 31 March 2023 ‘588

1. Prior year comparative nas neen rastated for a change 1n accounting policios
in respect of rental concessions and tenant deposits (as disciosed 1N Mote 1 of
tne financial statements).

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

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

Vaiuations in Retail & London Urban Logistics were down
10.9% overall, with cutward yield shift of 72 bps and ERVs
up 3.0%. Retail Parks fell by 10.2% in the year, driven by
yield expansion of 71 bps, although offset by positive ERV
growth, up 2.8%. Shopping Centres vields expanded by 39
bps whilst ERVs were up 1.2%. London Urban Logistics saw
yield 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
6. Adjusted net debt’

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

Acquisitions 73
Developments (276)
Capex (asset management initiatives) 51
Net cash from operations 240
Dividend (213}
Other @
Adjusted net debt at 31 March 2023 (3,221

1 Adjusteq net debt s a prooortionally consaiidated measure, |t represents
the principal amount of gross debt, less casn, short term deoosits and gquid
imvestrments and s used in tne calculation of aroportionally conseldated
LTV and Met Debt to EBITDA. A reconciliation between the Group net dobt
as cisciosed in Nota 17 10 the Brangal statements and adjusted net debt s
ncludea in Table A within the supolementary disclosures.

Disposals net of acguisitions decreased debt by £532m
whiist development spend totalled £276m with a further
£51m on capital expenditura related to asset management on
the standing portfclio. The value of committed developments
is £648m, 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 £947m.




7. Financing

Net debt/adjusted net debt

Principal amount of gross debt

Loan to value?

Net Debt to EBITDA

Weighted average interest rate

Interest cover

Weighted average maturity of drawn debt

Tho Betish Land Company PLC 00621920

- T Tore T _ Proportonaliy consolidated
31 Mar 2023 31 Mar 2022 3“7“17?!2707273 SiMar 2022

T TE£2,085m  £2504m  €3,221m  £3.458m
£2,250m £2562m £3,448m  £3,648m

27.4% 26.2% 36.0% 32.9%

6.4x 7.9% 8.4x 9.7x

2.9% 2.4% 3.5% 2.9%

5.4x 5.6x 3.4x 3.5x

5.6 years 66years B5.9years 69 years

1. Prior yoar comparatives nave been restated for a change in accounting policy in respect of rental concessions and tenant deposits (as disclosed in Note 1 of the

financial statements).

2. Groug data as presented in Note 17 of tne financial statements. The proportionally consolidated figuros include the Group's share of joint ventures’ net debt and
represents the princical amount of gross debt, fess cas™. short term doposits and hiquid investments,

2 Nole 17 of the financial statements scts out the calcutation of the Group and croportionally consoligated LTV and Net Oeot to EBITDA.

4. Net Daobt to EBITDA on a Group bawus excludes non-recourse and Joint venture borrewings, and includes distributions from non-recourse camparins and

joint venturos,

At 31 March 2023, our proportionally consolidated LTV was
36.0%, up frem 32.9% at 31 March 2022. Disposals in the year,
primarily the sale of 2 75% interest in the majority of our
assets in Paddington Central, decreased LTV by 490 bps.
This was more than offset by the impact of valuation
movements which added 490 bps, development spend
which addad 200 bps and acquisitions in the year which
added 10 bps.

Our proportionally consolidated Net Debt to EBITDA

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

net disposals in the year and growth in underlying earnings.
For the Group, the Nat Debt to EBITDA ratio decreased
from 7.9x tc 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 disposals, including the new Paddington
joint venture in July, with the proceeds being used to repay
our revolving credit facilities which were then at a market
rate lower than our average cost of debt. In the second haif
of the year, as market rates (SONIA)Y continued ta 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 venturas. During the year our total financing activity
was £1.4on, of which F1.2bn was new finance raised, on
favourable terms including margins in line with our in

place facilities.

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

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

A F150m Green loan facility to support the development
costs of Canada Water Phase 1 completed in March this year
for our joint venture. National Westminster Bank and Crédit
Agricole Corporate & Investment Bank provided the {can
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 BREFAM Outstanding and the
private residential is targeting HGM One 4*, enabling the
loan and hedging to be designated as ‘Green’.

Sustainability targets apply to all these new and extended
RCFs, aligned with our other ESG linked RCFs and linked to
aur sustainability strategy Together with the £150m Green
development loan facility for the Canada Water joint venture,
we have raised £525m of ‘Green’ and ESG linked finance

this year.

Earlier in the year, we completed a £515m 5 year loan for
the Paddington joint venture, secured on its assets. A club
of three banks, DBS Bank Limited, London Branch, Oversea-
Chinese Banking Corporation Limited, and SMBC Bank
international PLC and affiliates provided the lgan 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 cur 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
portfolio of 36% prior to taking any mitigating actions.

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

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

-

Bhavesh Mistry
Chief Financial Officer
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FINANCIAL REVIEW continued

Exchange Square,
Broadgate
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FINANCIAL POLICIES AND PRINCIPLES

FINANCIAL STRENGTH

AND BALANCED

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

l.everage

Qur use of debt and equity finance balances the benefits

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

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

(and excluding any non-contralling interests). At 31 March
2023, proportionally consclidated LTV was 36.0% and the
Group measure was 27.4% The ratio of Net Debt to EBITDA
is also a measure of leverage, based on earnings rather than
valuations and we consider this on both a proportionally
consolidated basis and Group basis (excluding non-recourse
borrowings). At 31 March 2023, our proportionally consclidated
Net Debt to EBITDA was 8.4x and the Group measure was
6.4x. Cur leverage on these metrics is monitored in the
context of wider decisions made by the business. We
manage our LTV through the property cycle such that our
financial position remains robust in the event of a significant
fall in property values. This means we do not adjust our
approach to leverage based only on changes in property
market vields. Consequently, cur 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 guality of

our assets and rental income, means that we are able to
appreach a diverse range of debt providers to arrange
finance on attractive terms. Good access to the capital and
debt markets allows us to take advantage of opportunities
when they arise. 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
Unit 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 monitor our debt requirement by reviewing current and
projected borrowing levels, available facilities, debt maturity
and interest rate exposure. We undertake sensitivity analysis
to assess the impact of proposed transactions, movements in
interest rates and changes in property values on key batance
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. Based on our
current commitments and available facilities, the Group has
no requirement to refinance until early 2026. British Land's
undrawn facilities amounted to £1.8bn at 31 March 2023,

Managing interest rate exposure

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

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

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

The hedging required and use of derivatives is managed

by a Derivatives Committee. The interest rate management
of joint ventures is considered separately by each entity’s
board, taking into account appropriate factors for its business.

Counterparties

We monitor the credit standing of our counterparties
to minimise risk exposure in placing cash deposits and
arranging derivatives. Regular reviews are made of the
external credit ratings of the counterparties.

Foreign currency

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

Currency exposure,
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FINANCIAL POLICIES AND PRINCIPLES continued

Our five guiding principles

The British Land Company PLC C0B21920

1. Diversify our sources of finance

We montitor finance markets and seek to access different sources of
finance when the relevant market conditions are favourable, to mest
the needs of aur business and, where appropriate, those of our joint
ventures The scale and quality of our business enables us to access
a broad range of unsecured and secured, recourse and non-recourse
debt. We develop and maintain long term relationships with banks
and debt investors, We aim to avoid rehance on particular sources
of funds and barrow from a large nurnber of lenders from different
sectors in the market across a range of geographical areas, with
around 30 debt providers in bank facilities and private placemants
alone We work to ensure that debt providers understand our
business, adopting a transparent approach to provide sufficient
discigsures to enable them to evaluate their exposure within the
overall context of the Group. These factors enhance our proposal

to debt providers, and in the last five vears we have arranged £4.1bn

{British Land share £3.2bn) of new finance in unsecured and secured
loans and US Private Placements, including £1.5bn of Green/ESG-
finked finance. We also have existing long-dated debantures and
securitisation bonds. A European Medium Term Note programme

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

£3.4bn in over 20

total drawn debt (proportionally debt instruments
consolidated)

2. Phase maturity of debt portfolio

The maturity profile of our debl 1s managed with a spread af
repayment dates, currently betwesn one and 15 years, reducing our
refinancing risk in regard to timing and market conditions As a result
of our financing and capital activity, we are ahead of our preferred
refinancing date horizan of not less than two years. In accordance
with our usual practice, we expeact to refinance facihties in advance
of their maturities.

5.9 years

average drawn debt maturity (proportionally consclidated)

3. Maintain liquidity

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

of undrawn, cammitted, unsecured ravolving bank facilities These
facilities provide financial hquidity, raduce the need to hold resources
in cash and deposils, and minimise costs arising from the difference
between borrowing and deposit rates, while limiting credit exposure
We arrange these revolving credit facilities in excess of our commetied
and expected requirements to ensure we have adequate financing
availability to support business requirements and new opportunities.

£1.8bn

undrawn facilities

4, Maintain flexibility

Qur faciities are structured to provide valuable flexibility

for investment activity execution, whether sales, purchases,
develoepments or asset management initiatives. Unsecured revolving
credit facihities provide full eperational fiexibility of drawing and
repayment (and canceliation if we require) at short notice without
additional cost. These are arranged with standard terms and financal
covenants and generally have iniial maturities of five years (with
extension options). Alongside this, our secured term debt in long-

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

£2.1bn

total facilities

5. Maintain strong metrics

We use both debt and equity financing. We manage LTV through the
property cycle such that our financial position wautd reman robust
in the event of a significant fall in property valuas and we do not
adiust our appreach to leverage based only on changes n property
market yields.

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

Curinterest 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 cur strong senior unsecured credit rating 'A’, long
term |DR credit rating 'A-", and short term IDR credit rating 'F1',
affirmed by Fitch during the year with Stabie outiock

36.0% 8.4x A

LTV Net Debt to

{proportionally EBITDA

consolidated) (proportionally
consolidated)

senior unsecured
credit rating




Group borrowings

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

Sterling unsecured bond maturing in 2029,

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

Unsecured borrowings and covenants

There are two financial covenants which apply across ali of
the Group's unsecured debt, These covenants, which have
been consistently agreed with ali unsecured lenders since
2003, are:

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

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

There are 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
banafit from the surplus value of these assets above the
related debt and the free cash flow from them. During the
year ended 31 March 2023, these assets generated £35m

of surplus cash after payment of interest. In addition,

while investments in joint ventures do not form part

of Unencumbered Assets, our share of free cash flows
generated by these ventures is reguiarly 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 value of the assets is required to

Unsecured financial covenants

The Batish Land Company PLC 00621920

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

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

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

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

Borrowings in our joint ventures

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

The securitisations of Broadgate (£1,099m) and Meadowhall
{£482m) have weighted average maturities of 7.9 years and
6.3 years respectively. The key financial covenant applicable
is to meet interest and schedulad amortisation (equivalent to
ane 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
criginal amount raised by expected final maturity, thus
mitigating refinancing risk.

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

The Paddington joint venture has a secured £515m bank foan
which includes |.TV and interest cover ratio covenants.

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

The West End offices joint venture has a secured £160m 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.

AsatBiMacn . J023%  20%% o 200% 2020% 209%
Net Borrowings to Adjusted Capital and Reserves 38 36 33 40 29
Net Unsecured Borrowings to Unencumbered Assets 32 30 25 30 21
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MANAGING RISK

MANAGING RISK IN
DELIVERING OUR STRATEGY

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

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

Our key activities in the year

The Group’s Board and key Committees have overseen our
respanse to the macroeconomic challenges and the wider
impacts on our markets, portfolic strategy, development
programme and our customers, with business resilience
and risk management at the core of our approach.
Internal audit review of our risk management framewaork
including benchmarking against best practice enterprise
risk management. Qur risk management process was rated
as well established with an advanced rnisk governance
framework, established risk rating criteria and a defined
risk appetite with structured oversight and reporting
Good progress with roadmap of readiness activities for
the UK Government’s proposed corparate governance
reforms. including enhancing our internal control
framewaork and deeper internal controls taesting.

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

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

cyber crisis management simulation test.

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

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

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

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

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

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

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

- Continue alignment with the 15C 27001 Information
Security standard, which provides a framework for
a risk-based approach to identifying, implementing
and improving security controls.

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

Risk management framework

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

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

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

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




Governance

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

control system during the year,

The Cxecutive Dueclors and Risk Commillee (comprising
the Executive Committee and senior managemernt across the
business, chaired by the Chief Financial Officer) have overall
accountability for the management of risks across the business.
Principal risks are evaluated and monitored by the Risk and
Audit Committees, with appropriate mitigation measures
implemented as required. The internal risk management
team supperts the Risk Committee in co-ordinating our risk
management activities and embedding risk management and
internal controls across the Group's operations, cuiture and
decision-making processes

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

Tha Batsh Land Company PLC 08621920

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

control processes, through independent review.

Through this approach, the Group cperates a ‘three lines
of defence” model of risk management, with operational
management forming the first line, the Risk Committee
and internal risk management tearm forming the second
ling, and finally Internal Audit as the third line of defence.

In summary, our approach to risk management is centred

on being risk-aware, clearly defining cur risk appetite,
respoending quickly to changes in our risk profile and having a
strong risk management culture amongst all employees with
clearly defined roles and accountability. Qur organisational
structure ensures close involvement of senior management
in all significant decisions as well as in-house management of
our develapment, asset and property management activitias.

. To read more about the Board and Audit Committee’s risk
7 oversight, see pages 118, 136 and 139

Cur integrated risk management approach

Top-down

Internal Strategic risk management

Bottom-up I~

Operational risk management Monitor KRIs

and controis

Audit provides
assurance on [

Board/Audit Committee/ESG Committee

] and take

effectiveness -
Review external environment

appropriate

Assess effectiveness of risk management actions

of risk ;
management Robust assessment of principal risks process and internal control systems
process and Set risk appetite and parameters Report on principal risks and uncertainties
testing of Determine strategic action points
key controls

[ Risk Committee/Executive Committee —’

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 —i

Execute strategic actions
Report on key risk indicators

Report current and emerging risks

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

Our risk appetite

Cur risk appetite lies at the heart of our approach to

risk management and is integral to both business planning
and decision making The Group's risk appetite is reviewed
annually as part of the strategy review process and approved
by the Board, in order to guide the actions management
takes in executing our strategy. Cur 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
¢(KRIg) for each principal risk, with specific tolerances to track
whether our risk exposure is within our risk appetite or could
threaten the achievement of our strategic priorities. The risk
dashboard is reviewed al 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
lagaing indicators, with forecasts provided where available,
and focus on the most significant judgements affecting our
risk exposureg, including: our investmeant and development
strategy,; the level of occupational and deveiopment
exposure; our sustainability risks; our financial resilience;

and our key operational business risks (as illustrated in

the principal risks table on pages 51 tc 60).

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

a balanced overall appetite for risk, appropriate for cur
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 financial and compliance related risks remains
low, whilst our appetite for property and operaticnal reiated
risks is moderate, reflecting our strategy of sourcing value
add opportunities, developing and actively managing our
portfolio, and recyciing capital,

Significant factors which contribute to our balanced

appetite for risk acraoss our business inciude:

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

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

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

- Diverse occupier base with strong covenants.

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

The Group's risk profile has bee