Iilillliﬂ[il

Il

ul
[4]
3
88T
[ ]
Z 9w
X3'
Ng 2z
AAIP
&
O

A04

SRR r———
SN Re———
1
T —
——n
N —
T ————
————
———
T —————
et ———
T ——
m——— T,
———

| AvasaNaIm

CE
_u_.>_umw_u_.m




aprsuy

itrat{eglc Report , N ; Underlying EPS IFRS loss after tax
t a glance !
Chairman’s statermnent 4 Qg 32_7p £l1 '1 14]m
Qur purpose 6 2017 3490 2019. £1320]
Case study: 1 Triton Square 8 b : s [ - ; HEAK m
Chief Executive s review 10 L N .
% " EPRA NAV per share Underlying Profit

investment case 13
Business model 14 : 774p £306m
Places :g 2019, 905¢ 2019 £340m
Our portfolio 16 m o= — — — -
Strategic focus 22 Total accounting return IFRS net assets
Strategic performance and KPls 24 [ ]0
Development pipeline 26 1 1 -0 /0 £7|1 47m
IJGOPIG 2019 (3.3 2016 £8,689m
Customer and community stories 30 - o ' . B
Stakeholder engagement and s172 32 IFRS EPS Dividend per share
People and culture 34 (1 1 0_0]p 1 5_97p
Employee-led networks 36
Sustainability 38 [ 2019 130000 201%.01.00p
Task Force on Climate-Related e o o
Financial Disclosures [TCEDI 47 Senior un_secured Carbon intensity reduction
GHG emissions 46 credit rating versus 2009
Non-financial reparting disclosure 47 0

porting A 73 /0
Prefer PRICTN 2019 s4%
Market insights 54 _ _ - I I
Performance review 56 Customer Bright Lights skills and
Financial review o8 satisfaction employment programme
Financial policies and principles 75
Managing risk 78 8-3 504
Principal risks 82 5019 87/10 people supported with work
Viability staternent 88 2016 589
Corporate Governance Report
Chairman's introduction 90
Board of Directors 92
Stakeholder engagement statement 94 Presentation of financial information
Corporate Governance Report 98 The Group financial statements are prepared under 1FRG where the
Repart of the Nemination Committee 104 Group’sinterests in jaint ventures and funds are shown as a single ne

. itern an the meome staterment and balance sheet and all subsidianes ere
Report of the Audit Committee 108 consolidaced at © 0%,
Report of t_h.e Corporate Social Managemert considers the business prncipally on a propartionally
Responsibility Commuttee 114 ' consolidated basis when setting the strategy, determining annual priorities, =
Workforce engagement statement 116 making investment and fnancing degisions ana reviewang performance. ol
Directors’ Remuneration Report 118 Thizincludes the Group's share of joint ventures and funds on a line by-line

basig and excludes non-controling interesis inthe Group’s subsidianes

Directors’ Report and additional disclosures 134 the financial key perfa"mance indicators are also presented on this basis

#
Directors responsibilities statement 137 . Refer to the Financal review fer a discussion of the IFRS results. g
; ) We supplernent our IFRS figures wilh non-GAAP measures, which management [__
Financial Statements uses nternally. IFRS measures are labelled as such See our supplerentary I
Report of the auditars 138 disclosures wh ch start on page 707 for reconcibatians, and the giossary :
Primary statements and notes 147 found atwww britishland.com/fglossary =
£l
Company balance sheet 195 " Integrated reporting K
Supplementary disclosures 207 We integrate social and environmiental information throughout this Report in
. tine with the International Integrated Reporting Framework. This reflecis %
Other Information how sustainability 15 integrated into our placemaking strategy, governance g
Other information lunaudited) 213 and business operations. Our industry-leading sustamability strategyis a g
. L 5 Y s 0l .
Sustainability performance measures 291 powerful tool ta deliver lasting value for all our stakeholders &
Ten year record 224 '
Shareholder information 225

bedisbdAr it o |

slormanns Disctaimer: This Reporiwas sianed off by the Board on 26 May 2020

y'l'}"‘ - A mﬂ'h A

A%

|
L



SEEEREE
31d03d

.

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

We do this by understanding the evolving needs
of the people and organisations wha use our
places and the communities wha live in and
around them. The changing way people work,
shop and live is what shapes our strategy,
enabling us to drive enduring demand for cur
space and deliver value over the long term.

This year’s annual report is split into chapters
focused on our purpose and demaonstrates how
we engage with key stakeholder groups, which
are denoted by the following icons:

Our customers
¢ Communities, partners and suppliers

T Our people

w

#+ Shareholders

Dealing with Covid-19
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BRITISH LAND

We are a leading UK property
company. We create and
manage outstanding places to
deliver positive outcomes for
our stakeholders, onalong
term, sustainable hasis.

Qur assets

Managed

£14.8bn

OUR PORTFOLIO

Our long term aspiration is to build an
increasingly mixed use business. Our
London campuses combine workspace with
retail and leisure and at Canada Water we
are creating a new urban centre for
London. Our high quality Retail assets meet
a broad range of needs nationwide.

22.8m

sq ft of floor
space

96.6%

occupancy
rate

41,500

£516m

annualised
rent

5.8yrs

average lease
length

people work across British Land

campuses

76%

of our portfoliois in London

and the South East

8m

sq ft pipeline of development
opportunities across the portfolio

2 British Land Annual Report and Accounts 2020

Retail
A modern, well located UK network

MANAGED ENVIRONMENT 84%

OFFICE-LED CAMPUSES 49%




WE CREATE PLACES
PEOPLE PREFER

From leasing and asset management,

to development, finance, marketing and
, our use of data and technology, we have

the depth and breadth of talent within

' our team to deliver on our purpose.

Supporting our focus on creating value
for our stakeholders

At British Land, we have created a diverse team,
with a broad range of skills, experiences and
perspectives, helping us to make balanced and
well informed decisions across our business.

This approach is key to understanding the needs

of our customers, helping us to design and build
space that meets their needs. A more diverse team
also means we work more effectively across our
stakeholder groups, inctuding our local communities
and suppliers, partnering to grow social value and
wellbeing, as well as promoting ethical practices
throughout our supply chain.

Canada Water
Masterplan

53 acre redevelopment
“scheme in zone 2

Read rmore about haw we angage with our stakenolders
un page 37

Broadgate

32 acre office-led campus
adjacent to Liverpool Street
[ station, with Crossrail on site

Employee
engagement score

Wl 752

'Regent’s Place

' 113 acre office led campus in Lendon’s
| Knowledge Quarter

Paddington Central
11 acre office-led carmpus close to Paddington station

SINGLE USE ASSET 156%

RETAIL PARKS SHOPPING CENTRES
16% 14%

y Employees who
are proud to work
at British Land

M%

British Land Anrual Report and Accounts 2020
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A resilient performance,
but challenges ahead

British Land benefits from a strong balance sheet,
high quality assets, a clear strategy and great people.

Our purpose

At British Land, our purpose is to
create and manage outstanding places
achich deliver positive outcomes for all
our stakeholders on a long term,
sustuinable basis.

We do this by understanding the
evolving needs of the people and
organisations who use our places and
the communities who live in and around
them. The changing way people work,
shop and live is what shapes our
strategy, enabling us to drive enduring
demand for our space and deliver value
over the long term.

British Land Annual Report and Accounts 202D

After six years on the Board, this has
been an extraordinary start to my
Chairmanship. In recent manths, our
business has faced challenges on an
unprecedented scale as a result of the
Covid-1% crisis, but | am extremely proud
af the way our people have responded
Without exception, Lhey have delivered
day in, day out often in extremely difficutt
circumstances, Nevertheless, it Is
inevitable that our business, like many
others, will be impacted. However, we
have worked hard over several years to
strenglhen our balance sheet, refine our
portfolin and re-focus our strategy,
rmeaning we are well placed to respond
to the current challenge, today and

long term.



Robust financial position

We finished the year an a sound financial
footing. Our loan to value is 34% and we
have access to £1.3bn of cash and
undrawn facilities with no need to
refinance untit 2024, and signilicant
headroom against Group level
covepants. However, considering the
potential impact of Covid-19, we are
taking a more prudent approach to
preserving our cash flow. We have
therefore temporarily suspended
dividends. This decision was not taken
lightly, but until we have sufficient clarity
on the outlook, the Board felt it was the
most appropriate course of action.

This should also be seen in the context
of our status as a REIT and cur broader
approach to capital allocation. The Board
is mindful of the importance of the
dividend to many shareholders, and will
seek io resume dividends at an appropriate
level as soon as there is sufficient clarily
of outlook. For this we would need to
see a significant improvement in rent
collection and have more visibility on the
post lockdown productivity of our assets,
principally how guickly retail customers
and office workers return.

Progress and performance

Covid-19 emerged in our fourth quarter
and notwithstanding the challenges
brought about by the crisis, we made
further good progress across the year,
Qur London campuses sit at the heart of
our strategy and our excellent leasing
performance was a strong endorsement
of that approach. We leased 946,000 sq ft
of London office space, of which 650,000
sq ft was at existing and refurbished
campus space, demonstrating the appeal
of these locations. Inewitably, activity has
slowed since March, but we are confident
that demand for well connected, world
class space invibrant and attractive
locations will endure over the long term.
With developments now 88% pre-let, we
are well placed to embark on the next
stage of our programme and would look
to commit to 1 Broadgate and Norton
Folgate when the time s nght.

At our campuses, our focusis on
creating neighbourhoods where
businesses and their people can thrive.
In today’'s market as more occupiers
seek buildings which are sustainable
and support wellbeing, our space stands
out. | was delighted that 1 Triton Sguare
at Regent’s Place was one of the winners
at the 2020 BREEAM awards and 100
Liverpool Street is on track to achieve a
BREEAM Excellent rating.

At Canada Water we achieved some
important rilestones, with a resolution
to grant planning for our overall
masterplan as well as confirmation from
the Mavyor of London that he will not be
calling in the application for further
consideration. This progress reflects the
hard work of our team and the strong
relationships they have built with our
partners at Southwark Council and
across the local community over the last
five years

For retailers, the Covid-1% crisis has
accelerated the structural shift towards
onling, which increased significantly as
people stayed at home. At British Land,
we remain committed to providing
flexibility to our customers and this s
clearly demonstrated by our response to
these challenges. While the short term
impact of the actions we have taken so
faris relatively imited for us, ongoing
negative sentiment plus an adjustment
for the Covid-19 crisis meant that retail
valuations were down 26%. Longer term,
we remain committed to our strategy of
refining our Retall portfolio, but in the
current environmment we expect that
progress will be slower.

Integrating a more sustainable
approach

We were pleased to launch our 2030
sustainability strategy in May. We have
committed to cutting our embodied
carbon intensity by 50% and our
operational carben intensity by 75%,
with all future developments to be

net zero embodied carbon and the
entire portfolio to be nel zero carbon
by 2030. We know these are challenging
targets, but we also recognise the
very real urgency to make progress.

Covid-19 and the Board

The Board's decision to temporarily
suspend dividend provided us with
additional flexibility to support our
stakeholders. This inciudes protecting our
crmployees, supporting the hardest hit retail
and leisure custemers and i turn the
communities they operate within, whilst
preserving lang term sharehalder value and
financial resilience. In view of this, the
Board has waived a portion of ther salaries.

Sead ronre quautrs Bracd's doc san
gdurimg the Cope
Axennldo cngageent slatoar:
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We are similarly focused on growing
social value and wellbeing at our places,
something that's become even more
important over recent months. | know
these priorities are shared by our cccupiers,
our shareholders and indeed our cwn
people. Our streng track record in delivering
sustainable, inclusive space is already
helping lo differentiate our offer and we
are seeing this reflected in the price and
pace at which we are letting space.

Looking to the future

The impact of Covid-19 will rightly and
inevitably dominate both our own and the
naticnal agenda for the coming maonths
At the sarme time, we are very conscicus
of our broader respensibilities to deliver
value for our shareholders on a lang
term, sustainable basis. In this context,
the enduring demand of cur London
campuses, the unigue development
opporturities we have created and the
way we are integrating sustainability inlo
our overall appreach stand us i good
stead. However, these are early days and
we do not yet have clarity around how the
crisis will play out long term, so we will
remain alert a5 things develep and
flexible in our approach, including
evolving or adapting our strategy as
appropriate. Our prudent approach to
managing the business today will leave
us in better shape for the future.

! would like to thank my fellow Directors
and the whole British Land team who
have shown great iniliative, resilience and
spirit in these challenging times.

W Gbora-

Tim Score
Non-executive Chairman

Feorche Chocmar s intiodecr iz, sea pane 9
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Our purpose: creating and managing Places People Prefer.
Outstanding places which deliver positive outcomes for all
our stakeholders on a long term, sustainable basis.

N

> —
Informed by the needs ...as we work towards our long
of our stakeholders... term aspiration...

We engage with those who contribute to To build an increasingly mixed uyse business,
and are impacted by what we do: focused on three core areas:

~ Office-led London campuses
~ Asmaller, more focused Retail portfolio, and
~ A grawing residential business

Our people Shareholders All on a low carbon basis

W s

— Read more on page 32 — Read more on page 22

All of which is underpinned by pur values, which we extend to the partners and supplier.




Expert People Capital Efficiency

000

Build for the future
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“There’'s a perception in the

industry that new buildings
are worth more than re-used
ones. This needs to change.
When you regenerate a
building imaginatively and
to a high standard, the
quality of space is often
more characterful and
diverse than a new build.”

Simon Swietochowski,
Associate Director at Arup
Architecture




Customers

Dentsu Aegis Network

We are transforming an existing office
bieck into one of the biggest and most
sustainable office buildings in London,
Jentsu’s new globat headquarters will
consolidate their businesses into a
single hub, with more modern and
collaborative workspace.

Suppliers

A long term relationship

We are working with Arup, who designed
the original building, on the redevelopment
alongside contractor Lendlease who

have delivered several of our projects at
Regent’'s Place. We sought input from
both at an early stage to encourage a
more wide-ranging and effective plan
from the start.

Community

Playing a real role in community life
The Triton team has valunteered
hundreds of hours supporting local
employment and educaticn activities,
including apprenticeships for local
people. We have created a public park
and a community garden run by Global
Generation, an organisation connecting
young people with nature, and we support
local charities such as Camden Giving.

Local authorities

Providing places to work and live

As part of the scheme, we're delivering

22 affordable housing units adjacent

to the park and well positioned within

the campus. At 1 Triton, we're providing
10,000 sq ft of affordable workspace which
witl be available to local businesses.

Sustainability

A circular approach

Warking with Arup and Lendlease,

we were able to retain virtually all the
superstructure whilst alse doubling the
lettable office area. We set up a pop up
factory nearby ta refurbish 3,500m7 of
glass panels rather than buying new,
which reduced our carbon footprint,
saved 25,000 transport miles, supported
local employment and achieved a 66%
cost saving versus a new eguivalent.

62,000

tonnes of carbon avoided over 20 years

Overall, our development and
operational efficiencies will avoid an
estirmated 62,000 tonnes of carbon over
20 years, with 56% less embodied carbon
than a typical new build and 43% greater
operational efficiency than a typical
commercial building.

A b an

SO page 37

“1 Triton Square
IS an outstanding
example of how
we can achieve our
2030 sustainability
goals when we
work in partnership
with suppliers
and customers.
It lays down the
benchmark for
all of our projects
going forwards.”

Juliette Morgan,

Head of Sustainable
Development Qo
British Land

!

British Land Annual Report and Accotints 2020
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Delivering Future
British Land

Cowvid-19 has brought about an
unprecedented situation for our
business and our peaple. as we have

had to adapt gquickly to new working
conditions. One of our company values

is to be smarter together, and never has
this been more evidenl right across
British Land. The resilience, hurmour
and efficiency wilth which our team has
responded, many working under very
challenging circumstances, at our
assets, or at home, has been remarkable
- and | thank them all on behalf of the
Board and leadership team. Reflecting
the Cowid-19 situation, my review will
start with an update on current conditions
before covering the financial year.

Covid-19 impact and response

Our immediate priority has been to work
alongside and support the communities
in which we operate, our suppliers and
those customers most affected to protect
the long term value of our business. To
help do this, we have released srmaller

British Land Annual Report and Accounts 2020

retail, foed & beverage and lefsure
custorners from their rental obligations for
the three manths to June; the financial
impact of this in terms of lost rent is £2m.
Recognising that many other custormers,
particularly those operating in the retail,
food & beverage and leisure sectors are
experiencing challenges as a result of
Covid-19, we offered to defer their March
rents, and will spread repayment aver six
guarters from September 2020. Around
£35m of rent deferrals have been agreed.

Overall, we have collected 8% of the rent
originally due for the March gquarter (7% for
Offices and 43% for Retaill, which equates to
91% adusting for rent deferred, forgiven or
moved to manthly payments. The balance
owing is primarnly from strong retailers.

The value of the retail portfolio declined
26.1% as ongoing structural challenges
were exacerbaled at the year end
valuation date by the early effecls of
Covid-19. Offices saw an uplift of 2.3%
s overall the portfolio was down 10 1%.



In Offices, occupiers are working on plans
to get back to the workplace and most feel
that it is too early to make fundamental
tong term changes around their
requirements. However, we are mindful
that the trend towards greater flexibility
may accelerate fellowing this prolonged
period of working from home. At the same
time, there will be a greater focus on high
quality, modern and safe environments,
which provide more space per persen and
we expect the trend towards higher density
offices and hot desking to reverse. We
continue to make progress on leasing
discussions, particularly larger space
requirements, which are generally on a
langer time frame. Supply at this end of
the markel remains constrained. Where
occupiers are looking for smaller spaces,
on a shorter timeframe progress has been
delayed due o remgate working, and
uncertainly around fit out and tirming of
occupation. We are conducting virtuat
viewings and have now commenced
physical viewings and are encouraged by
the level of activity we are seeing.

We suspended work on our developments
in March for health and safety reasons,
although this has now recommenced at
all major sites, Including our two largest
development sites at 100 Liverpocl Street
and 1 Triton Square. This work has started
with a clear focus on social distancing and
safety, meaning that the numbers of
people on site is reduced and our
productivity is lawer. 100 Liverpool Street
1s now expected to complete in calendar
Q3 2020 and subject to social distancing
requirements, we are targeting calendar
Q2 2021 at 1 Triten Square. We completed
135 Bishopsgate in the year, and the space
is now being fitted out, albeit progress will
inevitably be slower, When appropriate,
we are ready to start work on the next
phase of our development programme at
1 Broadgate and Norton Folgate.

We benefit from the work we have done
over several years to strengthen cur
balance sheet. Our leverage increased
modestly to 34% and we have access to
£1.3bn of undrawn bank facilities and cash.

For our eustomers, creating Places People Prefer
means being an active partner to deliver dynamic
neighbourhoods that help their businesses thrive.

Our longer term commitment to responsible urbanism
means we work with them and local communities

to do this in the most sustainable way. Our approach
is built around the customer and has five key elements.

Access to an extensive network of locations
Gur London campuses and high quality retail centres

Great places, both inside and out

Inspiring architecture and sustainable, tech-enabled
buildings; with green urban spaces and tocal neighbourhoods,
supporting wellbeing and making life more enjoyable

The flexibility to meet their needs

Arange of options from unfitted to fully furnished and serviced,
and the agility to help them adapt their space over time

This includes how they fit out and run their space, reducing
their costs, their impact on the environment and helping them
make more efficient use of their space

A vibrant community

We work with our customers and community partners to bring
people together so everyone benefits

We successfully completed our first ESG
linked RCF of £450m and extended £925m
of facilities, providing additional flexibility
and meaning that we have no reguirement
to refinance until 2024, We have significant
headrcom to our debt covenants, meaning
we could withstand a fall in asset values
across the portfolio of 45% prior to
taking any mitigating actions. There are
no tncome or interest cover covenants
on the Group's unsecured debt.

Longer term, it is our view that many of
the macro trends that have informed our
strategy will accelerate This includes
the growih of anline shopping, reinforcing
our focus on delivering a smaller, more
focused retail business. We continue

to believe there remains a role for the
right kind of retail within our portfolio
especially assets that can play a key role

Added value services to help customers be successful

for retailers in terms of fulfilment of
online sales, returns and click and
collect, This will particularly be the

case for well located, open air retail
parks, which lend themselves to more
mission-based shopping and people
may feel more comfortable visiting, as
well as those Londaon assets located
canveniently in and around key transport
hubs. We also expect demand to polarise
towards workspace which is high quality,
maodern and sustainable and supports
more flexible working patterns, and this
plays well to the space we provide
including through Storey. However, it
remains early days and we do not yet
have clarity around what long term
trends will emerge so we will remain
alert as things develop and flexible in
our approach, including evelving or
adapting qur strategy as appropriate.

British Land Annual Report and Accounts 2020 11



CHIEF EXECUTIVE'S REVIEW CONTINUED

Why mixed use?

The way people use real estate is changing and the most
effective way to drive enduring demand for owr space is
to evolve our offer in line with those trends. Today, this
means providing a wider mix of uses in one place.

The benefits of our mixed use portfolio

For our customers

Well connected

77Attracts a s@tled

LM vorkforce

Complementary
businesses nearby

For their people

Well connected

m‘_‘j Places to stiop
and soc'\ali_ie

m Safe and promotes
Gl wellbeing

Near lerm, it is clear that the management
and maintenance of places and buildings
is likely to become more important to
businesses, their customers and their
pecople, as they place an even grealer
focus on the safety and quality of their
envircnments. As a result, our property
managerment expertise is likely ta
become even more of 3 positive
differentiator for our business.

Review of the year ended March 2020

Occupancy remains high at 7% across
our Lendon campuses and 96% in Retail.
We signed 946,000 sq ft of lettings and
renewals in London and 1,361,000 sq ft
in Retail over the year. Our progress on
development leasing means that £54m
of future rental income 15 secured and
speculative exposure is low at just 0.6%
of portfolio value.

Reflecting the broader appeal of cur
campuses, we saw strong demand for
repurposed as well as new space with
challenger bank Manzo signing at Broadgale
and Visa recommitting at Paddington
Central. Storey is operational across
297,000 sq tt and accupancy on the stabilised
portfolio is 92% The Offices portfolio saw
an upliftin value of 2.3%, led by a strong
performance at Broadgale, up 4.7%.

-
BEE

Flexible and affordable

~g 1EChnology-enabled

Aligned to brand

Sustainable and
@ eco friendly
Eﬁ Vibrant lacal

< neighbourhoods

igg Excellent facilities
and services

In Retail, we have been pragmatic in out
approach to leasing, accepling lower
rents and shorter leases where it makes
sense to maintain occupancy. Overall,
deals of more than one year were 4%
below previous passing rent. CVAs and
administrations impacted 118 units in
the year of which 29% were unaffected;
rent reductions resulted in a loss of

£5 5m in contracted rent. with store
closures accounting for a further £5.8m,
together totalling £71.3m on an annualsed
basis. Several of our customers entered
administration post year end. accounlting
for a further €5.1m of lost contracted
renl. Overall, reflecting ongoing
challenges in the market and with
uncertainty heightened as a result of
Covid-19, valuations were down 26.1%

In Retatl.

At Canada Water, our vatuation increased
9 8% reflecting progress on planning
and we were delighted to receive a
resolution to grant planning on our

53 acre schemie with detailed permission
on the first three buildings. This is

a major milestone for our process

and is the culmination of five years
masterplanning and engagement with
the local community.

12 British Land Annual Report and Accounts 2020

Capital Allocation

In Novernber 2018 we announced a

plan to reduce Retall to 30-35% of

our portfolio over the medium term
Because of valuation declines in Retall,
wce have now reached this level,
However, that does not mean we have
achreved our aspirations and over time
we expect to make further selective
retail sales. Our revised plan is for Retail
to comprise 25-30% of the porifolio.

We have made £2%6m of retail disposals
[our share] in the year, bringing total
retail sales since we set out our plan in
November 2018 to £610m. Making sales
is more challenging in the current
market, with a lack of liquidily and
depressed values, and so our immediate
focus will be on driving value through
intensive asset management, keeping
our centres as full as possible and
exploiting demand for assets which
support instore fulfilment and click

and collect.

In March, the Board took the difficult
decision to temporarily suspend the
dividend. This was the appropriate
course of action given the circumstances
and uncertainty of cutlock despite our
financial resilience and performance
during FY20. Going forward, the Board
understands the importance of the
dividend to shareholders and 1s mindful
of our obligations as a REIT. We will seek
to resume dividends at an appropriate
level as scon as there 1s sufficient clarity
of outlook. For this we will need to

see a significant improvement in rent
collection and have more visibility on the
post leckdown productivity of our assets,
principally how quickly retail customers
and office workers return.

Looking ahead, our business benefits
from several key attributes that position
us to succeed: we have established a
unigue network of campuses located in
some of the most exciting parts of
Laonden; our development pipeline is
focused on further enhancing these
places, and 1s unmatched in scale and
optienality; we have a robust financial
position and a broad range of skills
and expertise across cur business
which has been very much in evidence
in recent months.

Chris Grigg
Chief Executive
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The British Land
investment case

n The scale and quality of our portfolio

Qur 23m sq ft portfolio of high guality assets is underpinned by our
resilient balance sheet and financial strength

Assets under management British Land owned assets

£14.8bn £11.2bn

n Our operational expertise and customer insight

Our broad skill set, which includes investing, developing, leasing, marketing
and financing, is underpinned by our understanding of the customer

Customer surveys completed Customer satisfaction
in the year rating out of 10

24,000 8.3

n Our clear strategy and distinctive business model

We are increasing our focus on mixed use places and will be growing
our London campuses and building a residential business while refining
our Retail business

Development opportunities Residential homes planned
at our campuses at Canada Water Fe il ot o bl

7.1m sq ft 3,000 " vategs on s

A well positioned development pipeline, with opportunities
across our portfolio

We have created attractive cptions for development across our London
campuses supporting earnings growth and value creation long term

Recently completed/ EPS uplift from recently
committed developments completed/committed
pre-let developments when fully let

88%

a 2 Head arpou our pieeline of
L] p deve ap1irnis on page o

British Land Annual Report and Accounts 2020 13



BUSINESS MODEL

Designed for positive,
sustainable long term
outcomes

\ ™~
LN AN

s

Our key inputs Our portfolio

Financial strength A diverse and high quality portfolio with a focus an

- Strong financiat foating London and the South East

- Appropriate leverage

- Diverse, efficient and flexible finance

- Partnerships which mitigate risks
and add expertise

Strong relationships

- Customers

- Local communities and
local government

- Suppliers and contractors
PP B London campuses

- Partners M Standalone offices
Expert People B Canada Water & Residential
- Broad range of skills, experience Retail Parks '
and perspectives B Shopping Centres
- Diverse and inclusive environment Dther retail

where people can achieve
their potential

- Culture of teamwark and

B London and South East

collaboration




Qur differentiators

&
Sl

§

£  PLACES

PEOPLE
PREFER

e
A’e”age our s92°

Invest and develop Manage our space Placemaking

- Creating - Right mix of uses - Design-led places
development and cccupiers in tune with modern
opportunities - World class property lifestyles

- Sourcing attractive managament - Enhancing and

investments - Appropriate facilities enlivening our

- Allocating capital and services space to create a
to deliver growth positive experience
and returns - Minimising our

- Smart and impact on the
sustainable environment
buildings -~ Connecting to

local communities

Positive outcomes
for stakeholders

G ey

NS
<

Great places, inside and out,
developed and managed on a
sustainable hasis, which help
our customers

Active partnerships which create
inclusive places and help grow
social value and wellbeing

Our people

A diverse and inclusive workplace,
where people can achieve their
full potential

Shareholders

Sustainable tong term income
and value creation




Dealing with Covid-19

We have priontised the safety of our people
and their families but have rmanaged to keep
all but two of our Retall places open to provide
access fo essential stores including
pharmacies and supermarkets. All our London
campuses remain open for access. We have
worked closely with customers, partners, local
communities and organisations around our
places to provide help where it 1s most needed
and ensure that it 15 delivered most effectively

16 - mmm Report and Accounts 2020




3roadgate Tower proadgate 22 '800 1 _1 m Sq ﬁ

Argadnate s 8 97 acre CAMPUs
o 50:50 joint venture with people work at Recently r.ompletedl

Broadgate committed devel.opment

owned 10
GiC. s adjacent 10 Liverpoot Streel

station with access o Ceossralt

and close 10 {he vibrant areas of 72 1 m Sq ﬂ +

ghoreditch and 59|tatﬁekd5. Newest
occupiers on the Campus include Office occupiers Near and medium

advertising agen®y McCann and at Broadgate term de'veloprnent
iT security company Mirnecast. opportunities
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Canada Water Masterplan

Our 53 acre site at Canada Water is one of the
largest mixed use regeneration projects in
London. We received a resolution to grant
planning for our overall masterplan in the year

which will deliver 3,000 homes alengside retail,

leisure and workspace. A new partnership with
TEDI-Lendon will bring this design-led.
engineering higher education provider to
Canada Water.

3,000

New homes

5m sq ft

Development opportunity

2m sq ft

Workspace

Tm sq ft

Leisure & Retail space

British Land Annual Report and Accounts 2020
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Meadowhall, Sheffield

Yorkshire's premier shopping
destination has continued to attract
poputar moedern brands including
Rituals, Frasers, Lovisa and
Deichmann this year

96%

Occupancy

50%

S SH#  Jointventure __~

R with Norges——
r!.-s: Roas y
AL

' |
}i'tf1 1’1]!'5}{}1'1’&!'{
i !'l'!’;m‘t' i

Tourists visit Bath
each year
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Fort Kinnaird, Edinburgh roadway, Londo

Destination retail and leisure centre with strong local connections. cll connected ior the

Over 1,800 children have benefitted from our award-winning Young Readers underground and Cr

Programme here since 2012 and through our Recruitment & Skills Centre Ealing is regenerating

we have supported (ocal people into employment. our longer term plans will
increase the mix of uses.

Paddington Central

P med toe camipus
iried P (G

‘-Ef'l;“.

I ormmutled Lo their ©
7,200

People work at Paddington Central

27

Office occupiers

438,000 sq ft

Development opportunity at
5 Kingdom Street
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Regent’s Place, London

A 13 acre office-led campus in London's Knowledge
Quarter, a cluster of academic and scientific
institutions in the West End. The campus has been
substantially redeveloped in recent years, including
10-30 Brock Street, which 1s now home to Facebook,
Santander and Manchesler City FC.

11,500

People work at Regent's Place

30

Office occupiers

366,000 sq ft

Development at 1 Triton Square
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STRATEGIC FOCUS

We are building an
increasingly mixed use
business

As the boundaries between work and leisure become more blurred,
we are increasing the range of uses at our places to reflect the changing
way people work, shop and live.

Our future business will be focused on three key areas

Campus focused : A smaller, more focused ‘ Canada Water & Residential
London Offices Retail portfolio Plzns for 3,000 homes
' c an High quality, well at Canada Water with
located assets focused further opportunities within

on well connected : our portfolio
muiti-let places

Storey - Flexible workspace

The evolution of our portfolio

British Land British Land portfolio
portfolio today of the future

..Cémpus focﬁsed n Campus-f.ocused
London Dffices 58% > London Dffices 95-60%

W Storey _ 2% W Storey 5%
M Retail ) 3% M Retail 25-30%
M Canada Water & Residential 5% M Canada Water & Residential 10%

The indicative business mix for the future portfolio was announced in Novermber 2018 and based on September 2078 values, it is restated above for current valuations
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Dealing with Covid-19

Covid-19 has impacted our business at every level. We are supporting these customers hardest hit with more flexible
rental provisians and we are providing funding to local communities most in need through our Community Investment
Fund. We are providing the resources our people need to work effectively from home as well as the networks which help
them feel connected to the broader team. We have demonstrated our thoughtful and disciplined approach to capitat
atlocation and benefit from the work we have done over several years o strengthen our balance sheet.

We are delivering this through
our strategic framework:

Customer Orientation

Responding to changing lifestyles

Our business Is focused on our customers: the
crganisations which have taken space at our places. We also
consider carefully the needs of the pecple who work, shop at
or visit our places and the communities who live in the
surrgunding neighbourheods. We have developed a deep
understanding of how peaple use our space which informs our
approach to managing our assets and guides our investment
activity. This means we are always focused on the customer
and deliver places that are successful and sustainable
leng term.

Expert People
000

cC)d Changing the way we work _

Qur people strategy focuses on creating a team
which can deliver on our purpose. We do this by attracting and
retaining people with a broad range of skills and experience
and a diversity of backgrounds. We recognise that to keep
people engaged in our business, we must invest in their
develcpment and In creating a working environment that
supperts wellbeing and inclusion which we articulate in our
values [see page 34). We also recognise the importance of
investing in tomorrow’s workforce for our customers, suppliers
and local partners.

Stakeholders: Aligned to our people

f’{ Sustainability: Aligned to skills and opportunity

Right Places

Creating great environments

Qur insight into the customer helps us identify places
which can succeed long term. This underpins our fecus on our
London campuses, where we can manage the envirenment to
deliver a broader mix of uses enabling people ta combine their
work and leisure time, reflecting modern London lifestyles. We
apply the same principtes to our Retail spaces, which are
around the country in places that are easily accessible from
strong catchment areas. Our 53 acre scheme at Canada Water,
which will be mixed use from the start, is the best illustration
of this approach.

Capital Efficiency
@ Theoughtful use of capital

We are thoughtful in cur approach to capital
allocation and carefully evaluate investment opportunities to
support income and returns for our shareholders, while
minimising our impact on the environment. We have created
opportunities for development within our portfolic, which
typically deliver stronger returns, atthough are inherently
higher risk. We batance this against acquisition opportunities
we see in the market and investing in cur own portfolio by
buying back shares. At the same time, we monitor our leverage
in the context of wider decisions made by the business.

Stakeholders: Aligned to shareholders

gﬁ Sustainability: Aligned to futureproofing
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STRATEGIC PERFORMANCE AND KPIS

Monitoring our progress

Achievements
against last year's
priorities

Performance

Future priorities

Risk indicators

Develop our Smart Places product

- Smart-specific guidance documents produced for
internal teams and supply chain

- Smart-enabled aur head oifice, which will enable
us to control and manage space remolely

- Selected partner for our Campus app

Strengthened our operational expertise

- Storey operational across 297,000 sq ft including
Storay Club and our first standalene bulding At
Wells Street, W1

- Property Management business now fully integrated

R LR T T ——
B

Progress developments, focusing on London campuses

- 135 Bishopsgate completed; 100 Liverpool Street
close to completion [delayed due to Covid-19)

- Enabling works commenced at Norton Folgate

Refine and re-focus our Retail business
- £296m sales of non-core assets

Progress at Canada Water

- Achieved resolution to grant planning for cur
Masterplan and confirmation that it will not be
called in by the Mayor

Custamer satisfaction

We extensively survey our cusiomers and other
users of our places to assess our performance and
identify opportunities for improvement.

2020

2019 82 out of 10
2018 8.1 out of 10

- Incorporate sustainability principles as standard
within our leasing offer

Cevelap our Smart Places product to become an
ntegral part of our campus offer
- Active networks supporting cur custormers,
communities and suppliers
- Leverage our data and insights Lo develop
our office offer and support masterptanning of
major schemes
- Monitor concentration of exposure to individual
OCCUplers or sectors
- Consumer confidence
- Employment forecasts for relevant sectors
- Market letting risk [vacancies, expiries,
speculative development)

Total property returns
We have underperformed the IPD benchmark this
year by 600bps, reflecting the continued strength of
industrials where we have no exposure.

64l%

2020

10 9)%

2019

7.0%

2018

Speculative development commitment

Development supparts value and future income growth,
but adds risl. We keep our committed develaoprnent
exposure at less than 15% of our investrment portfolio,
with @ maximum of 8% developed speculatively.

% of standing investments

2020 0.6% £0.1bn
2019 2.3%  £0.3bn
2018 £4.5% £0.6bn

- Make further disposals in retail to progress our
ptan to deliver a smaller, mere focused
Retail business

- Continued investment in campus development
including 1 Broadgate; progress at Norton Folgate
- Commence development at Canada Water

- Make our places net zero carbon and increase
their resilience to climate change

- Property capital return and ERY growth forecasts

- Total and speculative development exposure

- Progress of developments against plan

- Execution of targeted acquisitions and disposals
in line with capital allocation plan

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

Links to remuneration: Long-Term Incentive Plan “ Annual Incentive Award

24
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88% Expert People

Office and Retail businesses fully integrated

- Efficiencies achieved in common functions
including marketing and finance

- Leasing and asset management strategies
benefitting from more diverse skill set

Median gender pay gap reduced

- Reduced to 27 9% from 34.9% across British Land

EnaBLe network formed

- Focused on providing opportunities and
excellent customer services to all

Emplayee engagement score
75% employee engagement score, 6% higher
than the United Kingdom benchmark.

2019 75%

2008 78%

2018 data was collated prior to the combination
of British Land and British Land Property
Management and relates to British Land only,

- Embed Sustainatbility knowledge more firmly
across the business with clear team and
department objectives

- Generate efficiencies and leverage
experience through new team structure

- Continue to reduce our gender pay gap

- Voluntary staff turnover
- Employee engagement

@ Capital Efficiency

Maintain appropriate leverage

- Debt low with LTV at 34.0%

- Flexible finance: £550m new debt finance
arranged; £925m of facilities extended

- £1.3bn of undrawn facilities and cash with no
requirement to refinance untit 2024

Recycle capital to improve returns

— £86m residential and £296m retail sales

- £125m share buyback completed; total of
£625m returned since July 2017

Loan to value [LTV] - proportionally consolidated
We manage our LTV through the property cycle
such that our financial position would remain
robust in the event of a significant fall in value.

2020 34.0%

2019 28.1%

2018 28.4%

Weighted average interest rate — proportionally
consolidated

Our low cost of finance at 2.5% has contributed
to reducing our interest cost, supporting aur
financial performance. Our use of caps as well
as swaps for interest rate hedging means we
benefit if market rates rernain low.

209 2.9%

2008 2.8%

- Take capital allocation decisions based
on relative value and in accordance with
our strategy

- Maintain balance sheet resilignce with

sufficient liquidity for business reguirements

- Consider Sustainable and £56 linked Finance

- Financral covenant headroom

- Available facilities and cash

- Period until refinancing 1s required

- Execution of debt financing. availability and
cost of finance in the market

Group
indicators

Total accounting ..
return [TAR)

TAR is our overall
measure of
performance. It is the
dividend paid plus the
change in EPRA NAV
per share expressed as
a percentage of EPRA
NAV at the beginning of
the period.

This year our TAR was
(11 comprising a

dividend of 15.97p per
fall in

share olfset by
EPRA NAV of 14
774p per share.

TAR

(11.0)%

2019:13.31%

ering long term,
ainable value.

Sraz mers on our Principal tisks en page 87

British Land Annual Repert and Accounts 2020
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DEVELOPMENT PIPELINE

Well positioned for future
market opportunities

Our approach is to pre-let developments, effectively de-risking them and
with Completed and Committed developments now 88% let we are well
positioned in the current environments.

Completed Committed Near term

1 Triton Square \

Office-led development at Regent’s Place, the office space
is fully pre-let to Dentsu Aegis Network, an existing
occupier on the campus.

366,000 sq ft

R
‘- FiEpt (R

1 Finshury Avenue

Office-led refurbishment at Broadgate
including a cinema, cafés and flexible
workspace. The building is 85% let
with technology companies Mimecast
and Preduct Madness among those
taking space.

287,000 sq ft

100 Liverpool S5t Norton Folgate
Office-led Office-led
development redevelopment

in Shoreditch,
integrating 258,000
sq ft of office space
alongside retait
and residential to
create a mixed use
space that draws
on the historic
fabric of the area.

336,000
sq ft

adjacent to Liverpool
Street station. 84%
of office space let to
occcupiers including
financial services
firms SMBC Eurcpe
and Peel Hunt,

law firm Milbank

“‘A

rEAR Y

e -y
ELE TN IY

135 Bishopsgate

Office-led development at Broadgate.
90% lel with gccupiers including and German
advertising agency McCann, financial gym operator,
services firm TP ICAP and Italian JOHN REED.
marketplace Ealaly.

524,000
335,000 sq ft o
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Dealing with Covid-19

In the wake of Covid-19, and to ensure the safety and weilbeing of those working on site, construction work was
suspended at all our developments but working closely with our construction partners, we have been able to re-open all
our major development sites whilst adhering to social distancing measures, including 100 Liverpocl Street and 1 Tritan
Square, but inevitably productivity 1s lower.

We have assembled a pipeling of attractive opportunities and when there is greater clarity on the outlook, we would
expect to progress, starting 1 Broadgate at our Broadgate campus and Norton Folgate, which is nearby.

Medium term

1 Broadgate

Office-led development at Broadgate including 137,000 sg
ft of retail connecting Finsbury Avenue Square with 100
Liverpool Street and the Broadgate Circle creating &
retail, leisure and dining hub.

538,000 sq ft

)

N O A

283 Finsbury Avenue

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

563,000 sq ft

Wy e e

RGED)

Aldgate Place,
Phase 2

Build-to-rent,
residential-led

scherme in Aldgate, Canada Water

delivering 199 homes The first phase comprises three buitdings, delivering a
with 19,000 sq ft of mix of office, retail, leisure and residential with 265 hemes
office space. planned across a range of tenures and affordability.

133,000 580,000 sq ft
sq ft

See page 65 for more details on our development pipeline

British Land Annual Report and Accounts 2020 27



Understanding the needs of
our customers, our paritners
and our people helps us delwer
outstanding places.

Our customers

Our customers are the organisations who have taken space at our assets as well as the
people who visit them. Our campus customers cover a broad mix of sectors, including
government, media, technology and financial services and our Retail customers are
amangst the best in today's challenging market.

Communities, partners and suppliers

Our communities are the people who live in and around our assets. We work closely with
community partners and local authorities and collaborate with therm ahead of any
significant projecis. We work with local suppliers wherever possible and promote saciat,
ethical and environmental responsibility through our Supplier Code of Conduct.

Our people

We recognise that to deliver on our purpese, we need a diverse team, with a range cf skills,
experiencas, and perspectives This underpins the way we recruit new people. the way we
engage with our existing team and the way we invesl in and develop talent.

Shareholders

Our focus on creating outstanding and sustainable places drives enduring demand for cur
space, supporting rental growth and value appreciation over the tong term.

Dealing with Covid-19

28 British Land Annual Report and Accounts 2020
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Customer and community stories

From the people who make our places.

Peel Hunt, Broadgate

Financial services firm Peel Hunt is
consolidating two of its offices into
a single floor at our 100 Liverpool
Street development covering
40,000 sq ft.

“100 Liverpool Street stood out
for us because the design was
exceptional. The floor plates
enabled us to consolidate our
businesses onto a single level
which was a priority and it gave
us a real identity, because we're
one of only a few companies in
the building. Plus, Broadgate
1S a vibrant hub with strong
envirgnmeritat credentials and
that has real value for our people.
British Land dernonstrated a real
willingness to accommodate us at

every step, and we've been thrilled |

with the result

Steven Fine,
CEOQ Peel Hunt

British Land Annual Report and Accounts 2020

East London Business Alliance,
Broadgate

British Land works with the East
l.ondon Business Alliance through
Broadgate Connect, part of our
Bright Lights skills and employment
programme, supporting local people
into work in and around Broadgate.

"British Land plays a key role i our
community. Over eight years, they
have partnered with us and their
suppliers and customers to
connect over 400 local jobseekers
with employment opportunities in
and around Broadgate. More
recently, they have been working
to cushion the Covid-19 impact on
our comrnunities. This includes
reinforcing support for people we
have placed into jobs over the last
two years, connecting them to new
cpportunities where needed and
delvering training so they are
resilient for the future.”

Julie Hutchinson,

Managing Director at Londen
Works and Skills & Empleyment
Director at ELBA

See pages 37 and 94 tor stakehoiger engagement and paqge 114 far workforce engagemont

Central Market,
Tunbridge Wells

‘ Central Market provides shoppers
at Royal Victoria Place with
somewhere to maet, eat gourmet
street food and listen to live music

| in the centre of Tunbridge Wells.

J “British Land gave us the
opportunity to launch our food
market concept at Royat Victoria
Place. It's become a greal venue

‘ for local producers to trade and
for local people to meet up with
friends so we feel strongly
anchored n the local community.

‘ British Land were incredibly
supportive throughout the
process and as a new business,
that was invaluable.”

|

J Thibault Bouquet de Joliniere,
Initiative Group



Lendtease, construction partner,
Regent’s Place

Lendlease, an international property and
infrastructure group headquartered at
Regent's Place, delivered a number of
earlier projects at this campus and is
partnering with us on the delivery of

1 Triton Square.

"British Land brought the design team
and construction team together to
think about how we could do things
differently from an early stage. They
engaged Lendlease as construction
partner as early as passible, which
meant we could give input to the design
team and cost consultants, together
finding solutions to problerms before
they even happened. 1 Triton Square
shows what's possible when clients
involve the whole lifecycle team early
on and encourage everyone to work
ccllaboratively together towards
shared goals.”

Chris Carragher,
Project Director at Lendlease

Urban Farms, Paddington

Square Mile Farms launched their first
urban farm at Paddington Central and
now supply local restaurants on the
carnpus including the London Shell
Company and our own Sterey Club.

“At Square Mile Farms, we're improving
the wellbeing of urban communities
by integrating urban farms inte the
workplace. At Paddington Central,
we work with occupiers on campus
to create a culture of sustainable,
low impact living, with the backdrop
of vertical, hydropanic farms that
produce fresh veg and herbs for
employees to take home. British Land
share our vision and have been
incredibly supportive. Not only have
they provided space, but they've helped
us engage with campus occupiers.”

Johnno Ransom,
Square Mile Farms

Mental health professional,
Canada Water

British Land works with the

charity Tree Shepherd to establish a
temnporary low cost workspace, Thrive,
and business support programmes for
tocal entrepreneurs and SMEs.
Millicent is one of 42 people we

have supported.

“While working as a therapist in the
Forensic Mental Mealth Service, | saw a
real need for a counselling service In
Canada Water and set up a private
practice part-time. When | retired,
| decided to run this as a full-time
business, but | neaded help getting it off
the ground. British Land supported me
with affordable, flexible workspace in a
great location, 5o it's convenient for me
and my customers.”

Millicent Martin,

Volunteer Chairperson for
Southwark’s Independent Custody
Visitor's Panel for the Mayor’s Office
for Policing and Crime
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STAKEHOLDER ENGAGEMENT

A continuous dialogue

Through broad engagement, our thinking is shaped by a wide range
of perspectives. This helps us deliver outstanding places and
positive outcomes for all our stakeholders — Places People Prefer.

The way people work, shop and (ive
1s changing and they expect to do
more of these things in a single
place while minimising their impact
on the environmeant

Underslanding how customer demands
are changing helps us to provide places
which mect maore of their needs, driving
long term dermand far our space

We have undertaken 24,000 visitor
surveys this year. For our retad
occupiers, we have built a digital
platform that enabtes data sharing

and a BL:comm app to enable closer
interacion and we leverage social media
to keep our customers inforrmed across
the business

Social challenges around equality,
health, skills. employment, in-work
poverty and social cohesion as well as
environmental and local concerns

Our places thrive when our cormnmunities
and the people who support them
prosper, helping us ¢create more
successful. inclusive places that make a
positive contribution to the wider
neighbourhood and attract customers

Our Local Charter and our Supplicr Code
of Conduct guide how we engage with
local people and parlners o make a
positive difference They are integraled
into all our placemaking plans and
activities, including community
engagement and partnership projects

32 British Land Annual Report and Accounts 2020
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Our people

Our people strategy is focused on
creating a diverse team with a range
of skills and experiences

Key issues

Attracting and retaning talentin a
competitive market and allowing them
to fulfil their potential

Why we engage with employees

Understanding what motivates our
employees and how we can support
their wellbeing helps us to provide a
suppartive workplace with opportunities
that enrich skills and experience,
helping us attract and retain talent

How we engage with employees

We encourage open and constructive
discussions throughout the business;
employees have regular opportunities

to provide feedback through company
surveys, at regular town hall meetings or
through a range of employee networks

How we respond

Strategy: Aligned to
Expert People

Sustainability: Aligned to
skills & opportunity
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QOur shareholders

Our focus is on creating outstanding
and sustainable places to deliver
value for shareholders over the
longterm

Key issues

Delivering leng term, sustainable
inceme and capital growth, while
meeting investors” expectations around
enviroanmental and social responsibilities

Why we engage with shareholders

We have a clear responsibility to engage
with shareholders as the owners of our
business as well as appealing to new
shareholders so their views are an
important driver of our strategy

How we engage with shareholders

Key shareholders regularly meet
management on a one-tc-one basis,
and we engage with shareholders
maore broadly through investor events.
A range of information frem financial
performance to blogs from our CEQ
and people across our business 1s also
available on our website

How we respond

Strategy: Aligned to

Capital Efficiency

Sustainability: Aligned to
futureproofing

Statement on s172 of the
Companies Act 2006

517211) of the Companies Act requires Directors of a company
to act in the way they consider, in good faith, would be most
tikely to promote the success of the company for the benefit of
its members as whole, taking into account:

- the likely consequences of any decision in the long term;

- theinterests of the company’s employees;

- the need to foster the company’s business relationships
with suppliers, customers and others;

- the impact of the company’'s operations on the community
and the environment;

- the desirability of the company maintaining a reputation for
high standards of business conduct; and

- the need to act fairly as between members of the company.

The nature of our business means that we have a continuous
dialogue wilh a wide group of stakeholders and the views of cur
stakehaolders are taken into account before decisions are put to
the Board for a decision.

In order to ensure that the Directors are aware cf these factors
and can take proper account of them, all papers submitted to the
Board for decision include a checklist of these factors, stating:

1. Whether or not the factor is a relevant factor in Laking the
decision; and

Where there is z relevant faclor to be considered, a short
description of the issue or reference to the section of the
paper where the factor s discussed.

[

In that way, the Directars are confident that they have
considered the factors in 5172 when making their decision.

Read more about stakeholder engagement:

We discuss how stakeholder engagement has
affected Board decisions within our stakeholder
engagement statement on page 96

We outline the Company’'s workforce
engagement mechanisms within the workforce
engagement statement on page 116

Our Chairman discusses the Board's response to
Covid-19 and how that was shaped by the needs
of our stakeholders, and especially our
customers, on page 4

We outline our employee networks
onh page 36

We highlight the work we do in our local
communities on page 37

HH BHE
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PEOPLE AND CULTURE

Nurturing a working
environment that supports
our culture

We remain focused on creating a motivated and engaged workforce to

deliver our strategy.

Over the past 12 manths we have
continued to make significant agvances
In ensuring that British Land remains a
great place to work, so that our employees
can focus on the Company's purpase.
Employee engagement Is at the core

of our people strategy and our 2019
employee engagement survey provided a
rich set of results which has shaped our
thinking during the 2019/20 period.

We continue to ensure that our values
[set out below] remain at the heart of
all our decisions, enabling us to again
support the Company’s long term
aspiration lo build an increasingly mixed
use business. Same examples of our
people strategy achievements in the
past 12 months are covered below

Engagement

Itis important to us to understand what
motivates our employees tc perform
thewr best. It 1s also important to get
feedback so that we continue to develop
as a business and support cur employees.

In the year, 89% of our colleagues
took part in an engagement survey
(up from 72% the previcus year)
which provided very paositive results.

Our values

Bring your whole self

- Feel free to be ourselves -
and help others feel
the same _

- Bring all our passion and
energy ta what we do -
- Beopen and inclusive

frt"
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Listen and understand

Take the time to listen -
and feed back

Listen with respect and -
without judgement -

Base our actions on
what we learn

o’- oc- e, ©
o 1
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Our overali engagement score remained
al 75% [saitre as lhe pevigus year)
which is 6% above the UK benchmark
score. The two areas of focus for the
future of gur culture is to be more
collaborative and have more effective
two-way communication.

Retaining and developing our employees
is important to ensure that people are
engaged in their werk and are developing
their skill sets; training 1s key to this and
during the year over 8,000 hours were
spent on training across the Company.
We promote people internally wherever
possible, and are pleased that in the

last year we have had 48 internal moves
or prornotions, representing 12% of

Lhe Cornpany.

Integration of Property Management
(formerly Broadgate Estates] into
British Land

We recognise that in order lo
successfully deliver Places People
Prefer, a unified workforce is necessary.
In 2018 we sold the third party portfolio
within our property management
business to focus on our own assets
and the remaining colleagues were

right team

to succeed

Be smarter together
Bring together the

Own our responsibilities -
Support each other

LA

integrated within British Land to create a
newe department, Property Management
This integration has given us the
opportunity to wark more collaboratively
and flexibly with our Property Management
colleagues, forming closer links between
head office and the centre managers and
estates directors.

This integration was also a great
opportunity to further embed our values
into our working culture and we have
held 24 values training sessions across
our Lendon, Glasgow, Sheffield,
Teesside, Bath and Plymouth sites
over the past year.

Championing an inclusive culture

Ar British Land we are an employer that
champions diversity and inclusivity; a
place where peeple can bring their whole
selves and be their best, We attract the
pest talent and suppert them in reaching
their full potential. Many initiatives are led
by groups of employees. Above all British
Land is a place where employees can

be themselves

Build for the future

- Anticipate needs and

lead with courage

Grow our expertise and

earn from our experience

- Be accountable for the
legacy we leave

; :"-l.‘«i



Gender diversity'

Board of

Directors

7%

2019 inner ring

2020 outer ring

1. Onan FTE basis.

Senior

managers

2019 inner ring

2020 outer ring

Throughout
British Land

201% inner ring

2020 outer ring

Note. On a headcount basis, as at 31 March 2020, our workforce comprises 545 employees (293 female, 272 male], with 123 senior managers [44 fermale, 79 male]
Senior managers’ represents the Executive Committee, members of the British Land Leadership Team and employees in certain other senior roles The Board

comprises 10 members [3 female and 7 malel.

This year British Land was named

by the Social Mobility Foundation as
one of the top 50 employers who

have taken the most acltion to iImprove
social mobility in the workplace.

The Index ranks employers on the
actions they are taking to ensure they
are open Lo accessing and progressing
talent from all class backgrounds and
enabling those from lower socio-economic
backgrounds to succeed. We recognise
that diversity of backgrounds leads to
diversity of ideas and can help us to
engage better and understand our
community and customers better. We
continue to work in our communities ta
support the Pathways to Property
programme and each year welcome
rmore apprentices to our business.

For the Nifth consecutive year Chris Grigg
was ranked in the top 30 of Ally Executives
by OUTstanding. We are also proud that
cur Stonewall Index rank has climbed
156 places since 2018 and we are in the
top quartile for being an inclusive
employer of LGBTQ+. Of the employees
that took part in the Stonewall survey,
76% said they feel able to be themselves
at work and 81% feel comfortable
disclosing being LGBTQA+ to their
colleagues. This represents the efforts
by so many to make British Land a

great place to work where we live our
“bring your whole self” value.

The past year has also seen several
positive steps being taken in relation to
cur Diversity and Inclusion networks.

We created the "EnaBLle” network (our
seventh network] to celebrate ability, as
we believe that no cne should ever feel
disabled. In July 2019, members of all
seven networks showcased their current
plans and future aspiratiens at our
successful diversity and inclusion
conference. We have also committed to
sharing some of cur networks’ best
practices with occupiers on our
campuses. Following a series of on site
meetings with occupler representatives,
we have estlablished great links with
organisations looking to replicate some
of the things we have done within their
businesses. The meetings have also
enabled us to align better with our
customers’ needs in the areas of
wellbeing, sustainability and collaboration,
whilst also bringing some new skills and
techniques hack into Brilish Land.

These networks and commitiees
have hosted around 40 events this
year. You can read more about this
on page 34.

Leadership

The British Land Leadership Tearmn
[ELLT], made up of the Executive
Committee and senior managers,

was formed to unlock new levels of
performance and teamwork going
forward, particularly by focusing on how
we lead our teams and how we interact
as a group. It further aims to strengthen
our culture of continuous improvement,
which we believe ts something that
distinguishes great ccmpanies.

The team’s first {ask was to ensure
that communication and collaboration
were consistent and effective within
their departments.

As leaders in the property industry, we
understand that we have a responsibility
to the people who occupy, visit or Live in/
around our spaces but also to the
environment. Our C5R Committee was
therefore established and is chaired

by Alastair Hughes, a member of our
Board, to ensure that British Land

()15 a first-class employer, lii] 15 a
first-class builder of real estate,

liil] takes into account the iImpact its
business has on the community, and [iv)
does all this In a sustainable manner.
Over the past year, the cemmittee has
worked to connect the Board with the
extensive work done on employee
engagement, culture and diversity

and inctusion.

One example of community engagement
is our annuat volunteering day, which
last year saw the majority of our employees
Join 30 community events in a single

day in July. Since 2017, 42 employees
have signed up to the Step on Board
programme, an external service that
supports employees to velunteer as
non-executive directors and trustees of
charities and votuntary organisations.

Toread mo-c on the gender pay gap ace page
1% ang v bt shlana com/gesde pay qap
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EMPLOYEE-LED NETWORKS

Delivering positive change at
British Land and beyond

At British Land, we have well-established, employee-led networks focused
on the things that really matter to our people. We’re supporting our

occupiers as they roll out similar networks across our campuses, making
these places stronger and more successful communities.

EnaBlLe

Our newest network ‘enaBle’
was set up in May 2012 to
celebrate abulity. We focus on
the positive contributions that
people can make and
encourage a disabilily smart
approach in our warkplace
and assets. We work with aur
employees, customers and
local organisations to identify
opportunities to promote
understanding and improve
our facilities. Over the last

12 months we held a number
of events including Deaf
Awareness Day, Purple
Tuesday, and International
Day for Pecple with Disabilities
to raise awarecness and
celebrate difference.

Ethnic Diversity network

Throughout the year, we
celebrated religious events
and held a series of networking
and welibeing events ta
support our ethnic minority
employces. We welcomed
renowned author Abir
Mukherjee to our offices to
discuss his thriller "A Rising
Man". We celebrated Black
History Manth with a talk
from reporter and producer
Dr Aida Holly-Nambi, whose
work inciudes telling the
stories of LGBT+ Africans.
Several families from near
our Paddington campus also
shared what Black History
month meant to them.

Parents & Carers network

Our Parents & Carers
network welcomed speakers
and hosted webinars an
issues ranging from how to
choose the right school to
managing sibling rivalry
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BL Pride

in July, our team organised
evenls in suppart of London
Pride and throughout the year
we hosted film nights and
workshops which explored
LGBT+ issues. We worked

in collaboration with other
networks, such as our Ethnic
Diversity and Parents & Carers
networks and this year hosted
a Procurement Workshop
with 40 of our suppliers.

We collaborate with HR to
review and update internal
policies so all parental leave
and healthcare is LGBT+
inclusive and now includes
cover for staff who may be
transitioning. We were
thrilled to achieve a rank of
118 out of 503 submissions
in the 2020 Stonewall
Workplace Equality Index,
our highest rank yet.

See Just Like Us case
study oppaosite.

Women's network

This year we hosted a
number of inspirational

“In conversation with...”
talks with successful
women in and outside real
estate and held a theatrical
show, "Ada Ada Ada”, telling
the story of the life and work
of Ada Lovelace.

Wellbeing Committee

In the year, we provided
training for 161 employees,
helping them to recognise
colleagues who may be living
with poor mental health ar be
in nced of support. We have
introduced new stress
management and wellbeing
policies and our wellbeing
room conlinues to be a calm
retreat which colleagues can
use during the working day
when they need to.



EXTENDING THE NETWORK TO OUR
CAMPUSES...

Paddington Central

At Paddingten Central, 3 Diversity & Inclusion
network was set up by our occupiers and supported
by British Land. We have hosted meetings and events
at our Storey Club space and our Community
Managers are reaching out to more occupiers.

From this, smaller groups focused on Women,
LGBT+ and Diversity have emerged.

Regent’s Place

In June, campus occupiers including Dentsu Aegis
Network, Facebook and Lendlease jnined forces with
community partners to create a Pride network for
Regent's Place This network provides a forum for
occupters to pool ideas and resources which promote
inclusion. We also launched a Regen Network in
partnership with climate change group Common VC,
which is occupier led and has attracted support from
community groups including Global Generation, who
have space at Canada Water and Regenl’'s Place

Broadgate

At Broadgate we have supported the launch and roil
out of a Mental Health network and held events at
the Winter Forest in aid of the mental health charity,
Mind in the City, Hackney and Waltham Forest.
Virtual events were also held in the lockdown pariod.

Dealing with Covid-19

Cur networks have been an exceptional scurce of
strength and community throughout the Covid-19
crisis. From providing tips on how to homeschool
while working from home, to virtual quiz nights and
coffee marnings, employees have been connected
to each other and the wider business. Thanks to the
expertise and hard work of our technology team,
we have been able to deliver on our day-to-day jobs
throughout this challenging period.

Just Like Us

e

“British Land's support has had a

transformational impact cn ocur pregramme
to tackle homophobia, biphobia and
transphobia in schools.

With an office in the dynamic Broadgate
Estate, we're better able to support our
volunteers, LGBT+ young people aged 18-25,
to deliver anti-bullying workshops in
schools. It also gives us the chance to
explore new ideas and opportunities with
local businesses. Thanks to the support of
the LGBT+ network and the Paddington
Storey Club, we were also able to launch a
new programme by hosting training to help
teachers and pupils from 25 schools to set
up LGBT+ and ally groups in their school in
the Paddingten Storey Club.”

Tim Ramsey,
CEOQ Just Like Us

Just Like Us presented te the BL team at an event hosted
by the BL Pride netwark on "Challenging Conversations”
and British Land hosted a day of workshops and training
for around 100 secondary school students and teachers
taking part in the Just Like Us Pride Group programme.
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SUSTAINABILITY

A new approach to
sustainability

Introduction from Simon Carter

Building on the salid track record we
have established over the last decade,
we intend to accelerate progress and
have set stretching new targets for the
decade ahead.

Through our new strategy, we are
intensifying focus on two areas where

British Land can create the most benefit:

1) making our whale portfolio net zero
carbon, and 2] partnering to grow social
vatue and wellbeing in the communities
where we operate. While concentrating
on these areas, we will maintain

strong performance on social and
environmental priorities, in line with
our purpose and values,

Environmentally, we will accelerate the
reduction of embodied carbon in our
developments, which typically
represents around half our annual
carbon footprint. To this end, we have
already committed to prioritise retro-fit
above new build, triat new materials and
employ circular economy principles.

Underpinning cur commitment, from
April 2020 any remaining embodied
carbon emissions will be offset, meaning
every development we deliver from now
on will be net zero.

To drive improvement across our

23m sq ft operational portfolic, we are
creating a bespoke Transition Fund.

This will finance our journey to operational
net zero carbon, iImposing an actuatl
financial cost of carbon on every
development to create the ring-fenced
capital we reguire to become net zero
carbon nationwide by 2030.

Turning to our contribution to society,
over the last decade the immense
opportunity we can leverage as a long
term investor in our places has beceme
clear. At several of our places, we have
been uniguely pasitioned to bring people
and organisations together around
common local goals, pooling resources,
ideas, talent and time to achieve a
shared objective

A great example is at Fart Kinnaird,
where the award-winning Recruitment &
Skills Centre, supported by British Land
and a range of tocal organisations,
helped local people into employment.
Another is the enthusiasm of our
customers who caontinually collaborate
with us to support the local community
through the Regent’s Place Community

More on our strategy and performance can be found in our Sustaimanoility Accounts at

wiww britishland.com/data
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Fund. From this year, this place-based
perspective will become our corporate
approach, and at each place we will
progressively bring together customers,
suppliers, community groups and
representatives with our own pecple to
maxirmise the local vatue produced from
our shared resources. This will not only
build a stronger community for all our
stakeholders at 2ach place, but align us
more closely with the local narrative,
which will improve our business decisions.

And the way we think about sustainability
has changed. For us, it must be
‘business as usual’. This means
ensuring that every decision taken by
each of us at British Land every day is
environmentally and socially intelligent,
as well as making sound financial sense.
For us, this is central to creating Places
People Prefer.

G L

Simon Carter
Chief Financial Cfficer



Our performance on
sustainability indices

We use industry-recognised
indices to track our sustainability

performance.
o GRESB 2019:
A I 4 star rating,
CRESE Green Star
h CDP 2019:
‘:‘CDP B score
MSCI ESG

ESG

ece|

MSCI @
AATINGS

FTSE4Good

Rating 2019: AAA

Cow ek W7 TR
FTSE4Good
Index 201%:

Top 98" percentile

Good progress on our 2020 targets
but more todo

Achieved or exceeded

73% reduction in carben intensity
(Scopes 1 and 2] across our
portfolio versus 2009 baseline
(target: 55% index scored)

55% reduction in landlord energy
intensity across our portfolio
versus 2009 baseline [target: 55%
index scored)

16% average reduction in
embodied carbon versus concept
design on our major developments
[target: 15%)

1,745 people supported into jobs
through Bright Lights, our skills
and employment programme,
since 2016 (target: 1,700], working
with suppliers, customers and
local partners

More challenging but strong progress

96% of electricity purchased from
renewable sources (target 100%)
94% progress on our Lo¢al Charter
at our places (target: 100%),
investing £2.8m in our local
communities

For progress on ali of our 2020 targets
see page 221

2020 sustainability performance

In 2015, we embarked on our second
challenging five-year programme to drive
a step change In cur environmentat
perfarrmance and contribution to the
communities where we work. As this
programme comes to an end, we are
pleased with the progress achieved in many
areas, and better informed as a result of the
challenges we have faced in others,

Qur success in more than halving landlord
operational energy use per sq ft against
our 2009 baseline has contributed to a
73% decrease in the carbon intensity of
our pertfolio, far beyand the 35% target we
set and a material leap towards our net
zero cargon future.

In the communities where we work,

we have helped 1,745 people into
employment and now design all our
places around seven wellbeing principles.
This hetps the millions of people who use
thern lead more active, social and creative
lives, accessing opportunities and green
spaces that support social cohesion and
collaboration. Research we cornmissioned
last year demonstrates that building
wellbeing into the fabric of our places has
a direct impact on the businesses and
communities that use them, as well as the
public purse.

Working in close partnership with our
suppliers has enabled us to promote
responsible business and the benefits
ol greater diversity throughout our
operations This is driven by our Code
of Conduct, which 96% of our strategic
suppliers have now formally adopted.

How sustainability adds value

As well as safeguarding fair employment
conditions, it helps our local communities
access wider opportunities and develop
deeper skills that contribute to local
wellbeing and prosperity.

This year marks the ninth of our
partnership with the National Literacy
Trust, which has resulted in relationships
with over 300 schools local to our places.
Over this period, we and our customers
have helped 42,700 children in the UK
develop a love of reading, a key factor in
determining the opportunities they will be
able to access throughout their lives. The
positive impact of leng term, place-based
partnerships, such as these, 1s also
demonstrated at Fort Kinnaird through our
work with the Skills & Recruitment centre
and at Regent's Place, where collaboration
wilh our customers has established a
community fund working te support local
imitiatives. Over the long term, fostering
strong local connections such as these is
key to the success of our places.

We are also pleased that 19% of our own
employees have held skills-based
volunteering roles 1n a range of non-profits
such as the West Euston Partnership,
Hackney CVS, New Diorama Theatre and
the Spitalfields Crypt Trust. For British
Land and our people, supporting and
encouraging skills-based volunteering
helps develop better professional skills
and deeper understanding of the needs of
our communities, resulting in better
decision making.

There is growing evidence which supports the commercial case for more sustainable
bulldings in terms of generating a rental premium and increasing the pace of letting space.

Research by JLL demonstrates that.

- Buildings rated BREEAM QOutstanding or Excellent generally achieve a premium of
10% in Central London compared ta prime [grade Al rents without a rating, and in
the City, this premium has increased over time

- The average vacancy rate in buildings rated BREEAM Qutstanding or Excellent was
c.7% compared to 20% for a building rated Very Good, 24 months post completion

With the number of companies based in London signing up to science-based
sustainability targets doubling since Decernber 2018 the demand for sustainable reat

estate is expected to increase significantly.
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Transition Fund: accelerating net zero carbon

Our journey to a net zero carbon paortfotio will take 10 years to
achieve and involve work across the standing portfolio

As we are priontising reductions in embodied carbon, we have
devised a powerful incentive for ocur teams to adopt low carbon
materials and methods of development, which will in turn
support the transition of the wider portfolio. Every tonne of
embodied carbon we produce from this year until 2030 will
trigger an additional £60 payment. A proportion of this will be
used to purchase accredited offsets, with the balance being
ring-fenced in our new Transition Fund to provide capital to
retro-fit our standing assets.

During FY21, a transition plan will be created for each of our
assets, detailing the measures required to reduce operational
emissions and strengthen their resilience to climate change.
These will aggregate up into a portfolic-wide transition plan,
detailing our journey to net zero in 2030.

In the same way that the Community Investment Fund has
supported our social contribution over the last 10 years, lhe
Transition Fund will create a ring-fenced source of funding to
help transition our portfolio to a more resilient, low carbon state

Achieving net zero carbon at 100 Liverpool Street

British Land pathway to net zero

Our new 2030 strategy

The lessons we have learnt aver the last decade and
recognition of the need to accelerate progress underpin
our new 2030 sustainability strategy, launched this spring.

To concentrate the business on driving progress in the
most urgent areas, we have chosen two primary focuses:
achieving a net zero carbon portfolic and a place-based
approach to social contribution.

1. Creating a net zero carbon portfolio by 2030
The main elements of this will be:

- All developments delivered after April 2020 to be net
zero embedied carban

- A50% reduction in embodied carbon emissiens at our
developments, to below 500kg COze / m? by 2020

- A 75% reduction in operational carbon emissions across
our portfolio by 2030

- Creation of a Transition Fund, resourced by an internal
carbon fee at £60/tonne levied on new developments, to
finance retrofitting of cur standing portfolic, as well as
low carbon research and development

2. A place-based approach to social contribution

- Partnering with local stakeholders

— Education and employment partnerships at each place
- Using our Local Charter

Reducing embodied carbon

- Half the existing structure retained
- Low carbon materials sourced
Reducing operational carben

- Targeting BREEAM Excellent

- EPC A (offices]

Trialling new innovations

- Using recycled materials and alternatives to cerment
- Piloting WELL Cerlification
- Smart-enabled to optimise operational efficiency

. - - - - e e e e * -
2020 2022 2022/3 2025 2029
- Launch ~ Asset audits - Achieve scope 1 - Review strategy - Commence
Transition Fund complete and Z SBTt targets al interim stage design of new
- Developments met - REGO/PPAs ~ Embodied carbon strategy
net zero 750kg COze / m?
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Our 2030 sustainability focus areas align

to the UN's Sustainable Development Goals:
12 - responsible consumgtion and producticn,
and 8 - decent work and economic growth, and
will be underpinned by 17 - partnership for the
goals. Our long-standing partnership approach
produces greater value for more people.

3. Environmental Leadership

As we do this, we will demonstrate leadership across
leading internaticnal environmental benchmarks, including
the Global Real Estate Sustainabitity Benchmark [GRESB],
where we are targeting a 5 star rating.

4. Advocating Responsible Business

Across our business, including our customers and supply
chain we will continue to advocate responsible business
practices, including:

- promoting diversity and inclusion, everywhere
- keing active against modern slavery

- mandating prompt payment

- Integrating wellbeing, everywhere

- being a champion of responsible employment

, - _ — -

Low upfront payment to achieve net zero

26,700 tonnes £60/tonne1

Total embodied carbon Internal price of carbon

) )

0.4% 0.2%

of total construction costs of net development value

Total embodied carbon of Exceeding our 2030 target

395kg COze / m? 500kg CO.e /m?

1. Carnmutrnent to mitigate emboedied carbon at £60/tonne s for

British Land share of developments.

e e

2030

- Begin annual offset of portfelio emissions - BBP target
- 75% reducticn in carbon emissicns across the portfolio
- Embodied carbon 500kg COze / m?

UKGBC 2030 targets achieved for new developments

Mare inforration on our strategy can be found at
www britishland.com/sustainability/strategy

Community Investment Fund: tackling Covid-19

Established in 2008, our Community Investrent Fund now
commits over £1.3m of funding per year. Through regular
review, the feedback provided by our community partners, site
teams, project beneficiaries and customers has enabled us to
evolve our approach and develop a range of very successful,
often award-winning, initiatives and incredibly strong charity
and community partnerships. Today the fund focuses on local
Initiatives that benefit the communities arcund our places;
much of it 1s Tocused an multi-year commitments to our long
term partners with ring-fenced funding to give them certainty of
resource. Together with cur site teams, suppliers and, where
appropriate, customers, we work together to achieve the
greatest impact possible in our local communities. We ensure
funds are directed te strong community and charity projects
around our properties and beyond, to help deliver our Local
Charter. We also provide matched funding for employee
fundraising and contributions to employee payrotl giving
donations - helping support causes thal matter to our people.

In March this year, we quickly recognised the impact of Covid-19
on our community partners and local people, and moved at
speed to re-focus the Fund to support them through this crisis.

We have since funded a package of support, delivered by
experts at the Centre for Charity Effectiveness at Cass Business
School, to help leaders at key community arganisations around
our places to navigate the acute range of challenges they now
tace, as well as funding bespoke employment support
programmmes through trusted partner organisations such as the
East London Business Alliance. In other places we have helped
individuals to develop new skills and donated equipment to
support non-profit organisations to work effectively from home.
At 20 of our places we are atso working with the National
Literacy Trust to direct book bundles and activity packs to some
of the most vulnerable families via a network of foodbanks and
tocal community hubs.

Our strang and collaborative relationships with community
partners and well-established governance around funding
allocation enabled us to pivot quickly in the heat of the crisis,
directing resources imrmediately to where there was greatest need.
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD)

Climate-Related Financial
Disclosures

The Board recognises the systemic threat posed by climate change and the need for urgent mitigating action. We have a track record
of improving envirenmental performance, we were one of the first real estate cempanies to introduce stretching carbon reduction
targets that go beyond the demands of the Science Based Targets initiative ler Scope 1 .and 2 emissions, and we are a founding
signatory of the Better Buildings Partnership’s Climate Change Commitment. Since 2009, we have reduced our operational carbon
intensity by 73%, and we are announcing an ambitious sel of climate targets as part of our new pathway to net zero Isee page 40J.

Our roadmap to lull disclosure in 2021/22 )

2019/20 Establish governance Scoped potential risks > Potential risks identified
Roadmap agreed

Board-level aversight Twa climate workshops, including:
1 Established the CSR Committee - low carbon transition
7 Net zero strategy reviewed at risk scenario

the Board away days - physical nisk scenario

Operational Accountahility
1 TCFD Steering Committes
established

Progress

— Our newly-formed TCFD Steering Committee undertook twa climate risk scenarios workshops, where facilitators from Forum for
the Future took the group through the latest climate science and ran breakout sessions on climate risk identification and
organisational responses.

- As part of the new sustainability strategy, we worked with experts to develap our pathway to net zero, including aggressive
climate and energy targets. Our updated Sustainability Brief will enable asset-level delivery of this approach.

- The Board's strategy away days in 2019/20 included the review and discussion of our new sustainability strategy including the
pathway to net zero,

I

2020/21 Establish exposure
Physicai: Transitional:
- Audit asset resilience - Policy development
- Potential compound impact - Supplier resilience
- ldentify opportunities - Identify opportunities

2021/22 Organisational response

Portfolio level: » Adapting corporate strategy >
Quantified exposure Mitigation targets

to each risk event » Adapting financial planning >

Incorporate into enterprise » Risk management metrics
risk management

For more information, see our 2020 Susta namility Accouants atwww botishland com/data
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Governance

Board oversight of climate-related
risks and opportunities

Our Board Director responsible for
climate-related issues 15 Simon Carter,
Chief Financial Officer. Simon chairs
our Risk and Sustainability Committees,
ensuring continuity and accountability.
As part of assuming these responsibilities,
Siman took part in The Prince of Wales's
Business & Sustainability Programme
at the Cambridge Institute for
Sustainability Leadership.

The Beard is updated an climate-related
issues at least annually and has
ultimate oversight of risk management.
Significant and emerging risks are
escalated to the Audit Committee and
clirnate risk 1s tracked as part of our
Catastrophic Business Event risk
category [see page 34).

Our Board CSR Committee meets
three times a year and oversees the
delivery of the sustainability strategy,
including the delivery of the Pathway
ta net zero and the ranagement

of clirmate-related risks.

Board

Executive and Management

Management's role in assessing and managing climate-related

risks and opportunities

The Board delegates responsibility
for analysing:

- Climate-related risks to the Risk
Committee, which consists of the
Executive Committee and leaders
from business units, including
procurement and property
management. Each business unit
maintains a comprehensive risk
register, which 1s reviewed quarterly
by the Risk Committee. Climate risks
are identified through a process
involving trend analysis and
stakeholder engagement Identified
risks are incorporated intc our risk
framewaork and managed by the
appropnate business areas.

- The TCFD Steering Committee
reports to the Risk and Sustainability
Committees, both of which meet
quarterly. Ultimate aversight 15 at
Board level, with our new Corporate
Social Respensibility Cammittee
playing a role from May 2019. Any

resulting disclosure requires approval

by the Audit Committee,

F 9

Audit Committee

Climate-related opportunities to the
Sustainability Committee, which
consists of senicr managers from
across the business inctuding
strategy, asset management,

and leasing. The delivery of the
sustainability programme, including
our net zero targets, 1s overseen by
this Committee, which reports to the
Board's Corparate Social
Responsibility Committee,

> Board of Directors

A

Corporate Social Responsibility [CSR)

Committee

A

Sustainability Committee

A

TCFD Steering Committee
Members include representatives [rom across the business: Asset management,

nanagement,
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD) CONTINUED

Strategy

Impacts of climate-related risks and opportunities on our business

We consider climate-related issues within the time horizons used in our corporate strategy:
Ahart tere R IR Loy b

Less than 12 manths 1toSyears Over b years

To date, we have focused on climate-related risks and opportunities for shorl and medium term harizons. We provide further
disclosure on these risks in our annual COF response www britishland.com/sustainabilityreport

Examples of climate-related risks

Extreme weather

Short term risks Higher flood nisks could increase insurance costs. This could, in turn, increase service charge costs for customers.
Inablluty to sell or rent property assets at book value, due to flood risk

Impact on corporate strategy Fiood risk assessments undertaken for aur current portfolio
100% of high risk assets have flood management plans,

Impact an financial planning Flood risk 15 effectively priced into our valuations.

Flood risk factlored into our process for acquisitions and developments.,

Energy regulation

Medium term risks Lease renewals subject to Minimum Energy Efficiency Standard [MEES] compliance and all leased properties subject to
MEES from April 2023, with fow exemptions

Impact an corporate strategy Through our futureproofing programme we moniter the 5% of our portfolio with F or G Energy Performance Certificate
[EPC} ratings [by floor area). Property Managers will take action on F and G rated assets by 1 April 2023

Impact on financial planning MEES non-compliance would pose a risk of revenue loss and a potential bability from non-compliance penalties

Energy prices

Medium term risks Energy cost voLatmty

Impact an corporate strategy Through cur efficiency programre, we reduce our energy consumption prof\Le and ultimately aur exposure
to price fluctuations.

Impact on financial planning Financial modelling includes the expected occupancy of assets and their associated energy costs. Procurement manages
the fmam:lat risk ot volaute energy prices

Examples of climate-related opportunities

Resource efficiency

Short term opporlumty Energy savmgs frarm the UK Energy Savings Opportumty Scheme [ESOS).

Impact on corporate strategy As part of complying with ESOS in 2019, we have identified initiatives representmg £1.4m of capex investment that would
save £1.2m annually and payback in 13 months.

Impact on financial planning The business cases for these capex investments are considered as part of our overarching financial process.

Energy sources

Short term opportumty Revenue generated from SO[d( P msta[lat\oms on aur assets.

Impact on corporate stra;égyii\nstallatlon of solar PY at 10 assets, generatmg 1 763 MWh |7r720‘179/20 - o
Impac_ton financial planning The cositﬁsavmgs_ and revenue fram exporting to the gnid are factored into our financial planng

Products and services

Medlum term opportunity Earning a rental premium from high efficiency bmldlngs with a Deswgn fDr Performance approach

Impact on corporate strategy Our Sustainability Brief for Developrments sets out our requirement for detawled energy modelling eariy in the desugn
stage to inform design and set operational performance benchmarks To learn from industry best practice, we also
became a member of the Better Bulldings Partnership’s Design for Perfermance intiative in 2020

Impact on financial planning Rental incame for high efficiency and low efficiency assets would be faclored into our revenue forecasts in the medium
term, as thrs would affect their marketabitlty
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Assessing the resilience of our strategy

British Land undertack an initial analysis of medium term portfolio risks in 2017, tnformed by the internal scenarios workshops
held in sumimer 2019, we will carry out TCFD-atigned scenano analysis in 2020, including a scenaria where global warming 15

limited to 2°C or lower.

Risk management

Climate-related risks are identified and
assessed using our risk management
framework, set out on page 78 of

this Report

We consider climate change within
‘External risks: Catastrophic business
event’, which is a principal risk to our
business. We define principal risks as
those with a substantive financial or
strateqic iImpact on the business,

high likelihood of occurrence and
medium/high potential impact on our
performance. Our integrated approach
combines a top down strategic view
with a complementary bottam up
operationat process.

|dentifying and assessing
climate-related risks

As part of our top down strategic view,
our risk heat mapping process allows
us to determine the relative significance
of principal risks. As a factor within a
principal risk category, climate change
is monitored by the Risk Committee.

Metrics and targets

Our risk register tracks:

Description of the risk
(identification]

i Impact-likelihood rating
(evaluation enabling prisritisation|

11 Mitigants [mitigation|

v Risk owner (monitoring]

As part of our bottom up operational
process, we maintain Asset Plans
which include provisions for identifying
climate-related risks and opportunities,
such as flood risk assessments and
audits to identify energy saving
opportunities. Gur Sustainability

Brief for Acquisitions sets out our
environmental criteria for acquiring

a new property, including energy
efficiency and flood risk categories.
Our Sustainability Brief for Bevelopments
sets out our envirenmental criteria for
new constructions and renovations,
including reguirements for energy
efficiency, flood risk, materials choice
and embodied carbon reductions.

Managing climate-related risks

Our process for mitigating, accepting
and controlling principal risks,
including climate-related risks, 1s set
out on page 78 of this Report.

We prioritise principal risks through
our corporate risk register and risk
heat map. The impact-likelihood rating,
which is evaluated during risk
identification, is our primary metric for
prioritising risks. As a factor within a
principal risk category, climate change
risks are logged in gur corporate risk
register and reviewed guarterly by the
Risk Committee, which comprises the
Executive Committee and senior
management. The Board is ultimately
responsible for and determines the
nature and extent of principal risks

it 1s willing to take to achieve its
strategic objectives,

Through our TCFD Steering Committee work, we will quantify our total climate-related financial exposure.

Below are the climate-related metrics and targets sgainst which we currently report,

Climate-related risks

2020 RaE sone
Energy regulation EPCs rated F or G (% by floor area) 5% 5% 5%
Extreme weather  Portfolio at high risk of flood [% by value] - 2% 3% 3%
High flood risk assets with flood ma nagemeﬁ_t plans (% by value) - 100% 100% 100%
Climate-related opportunities
2020 2l R
Resource efficiency Scope 1 and 2 carbon intensity reduction versus 2009 (2020 target: 55%
reduction, index scored) - 73% b4% 4%
Landlord energy ir{teir{sity reduction versus 2009 (2020 target: 55%
o reduction, index scored) ) S 55% £a% 40%
Energy sources Electricity purchased frem regewgble sources (2020 target: 100%) 96% 9% 97%
On-site renewable energy generation (MWh] 1,763 1131 782
Products and Portfolio with green building ratings [% by floor area) 2%  18% 18%
services Developmentsiou'tperforming Building Regulations for carbon efficiency
(% better on average) 27% 25% 26%
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GHG EMISSIONS

Reducing carbon intensity

Emissions intensity

Absolute emissions Scope 1and 2:

Carbon intensity across our portfolio has reduced by 73% 2020 2415 22318
versus our 2009 baseline, exceeding our 2020 reduction target,
through the Nalional Grid decarbonisation and our own 2019 8105 26,815
efficiency improvements

_ ' o S01e T ————————— .2
In 2020, we invested £880,000 in delivering over 20 energy 8842
efiiciency projects including a boiler upgrade, building . N /| 758
management systerns aptimisation, improved lighting controls, 2ot 14,239 '
and the installation of LEDs. These arc expected to result in ] R (. 17
annual energy savings of 2,250,000 kWh. Over the next 2016 44,661
12 months, we will pursue IS0 50001 accreditation at our
commercial offices. B L ocation-based methodology

W Market-based methodolagy

Scope 1 and 2 emissions intensity™? [Tonnes C0.e)
Lol - - e
Offices: per m’ net lettable area 0.032 0.044 0.118
Retail - enclosed: per m? 0.037 0.043 0.174
Retail - open air: per parking space 0.044 0.049 0.106
Total managed portfolio: per £rm gross rental and related income: 38.05 46.21 -
Absolute Scope 1 and 2 emissions and associated energy use
S (TS T 2020 e . s 2020
Scope 1 Combustion of fuel:
Managed portfolio gas use and fuel use in Britush Land owned vehicles 6,327 6,433 5156 30,715 31.203
Scope 1 Operation of facilities: Managed portfolio refrigerant loss from
air conditioning 618 123 - - -
Scope 2 Purchase of electricity, heat, ste_am and ‘ ocation-based 15,373 20,258 41186 62,880 74,757
cooling for our own use: Managed portfolio electricity
use for comman parts and shared services Market-based 669 1,549 - - -
Total Scope 1 and 2 emissions and associated Location-based 22,318 26,815 46342 93,595 105,%5%
energy use tMarkel-based 7,615 8,105 - - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% E 100% 100%
Proportion that is UK-based 100% 100% - 100% 100%
Absolute Scope 3 emissions - managed partfolio* (Tonnes COsel
e N e 2020
Landlord purchased energy: occupier gas and alectricity Location-bazed 33,405 35,671
consumption, upstream impacts of all purchased energy
{including the fuels of on site vehicles] Market-based 1,534 nr
Landlord purchased water: upstream impacts 285 183
Waste management: downstream impacts 351 409
Proportion of Scope 3 emissions (above) assured by an independent third party 100% 100%

1 We have reported on all emissinn sources required under Lhe Companies Act 2006 (Strateqic Report and Mirectors’ Reports] Regulotions 2013 and the Cormnpanies
[Directors’ Reportl and Limited Liabiuly Partrershaps [Energy and Carbon Report] Regulations 2018 [the 2018 Reogulalions'| These sources fall within our consolidated
financial staterments and relate Lo head affice activities and controlied emissions from eur managed partfolio. Scope 1 and 2 emissions cover 9% of our multi-let
managed portfolio by value. We have used purchased energy cansumption data, the GHG Pratocol Corparate Accounting and Reporting Standard {revised edition] and
ermission factors from the UK Government's GHG Conversion Factors for Company Reparting 2019

7. Dmussions and estimations. Where asset energy and water data was partially uravailable, we used data from adcent periods Lo estimate data for miss.ng periods.
In 2020, this accaunts for 1 &% of total reported energy consumption and 1.2% of total reported water consumption

3 Gross Rental Income [GRIJ from the managed portfolio comprises Group GRI of £436m (2019 £439m], plus 100% of the GRI generated by joint ventures and funds of

£287m [2019: £314m), less GRI generated assels nutside the managed portfolio of €212m [2019- £1 73m)

For full Scope 3 greenhouse gas reparting, see the British Land Sustainability Accounts 2020 at www. britishland com/data

FY19 residential data has been restated as more accurate dala becarne avallable.

.

[Sil
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Non-financia
eporting disclc

Reporting Key policies Where information can be found in this
requirement include Risk areas’ Report on our impact

Environmental - Susiamability Policy 4 - Stakenolder engagement 32

matters - Sustainabitity Brief - Anewapproach to sustainabil'ty 38
- Reducing carbon intansity 46
- Managing risk in delivering our strategy 78

-~ Task Force an Climate-related Financial
Disclosures 47
- Susianability performance measures 221
Employees - Code o' Conduct 11 - Peaple and culture 34
- Health and satety - Managing risk in debivering our strategy 78

Policy

Human rights - Code of Conduct’ B, F.G - Managing risk in delivering cur sirategy 78

- Modern Slavery Act

Staterment
ocial matters - Suslainability Policy 11 F - Sustanabiuty 38
- Coue of Conduct - Managing risk in delivering our strategy 7

- Local Charter
- Sustainakitity Brief
- Health and Safety

Policy
Anti-bribery and - Anti-Fraud Policy E
orruption - Anu-Brivery and

Corruption Policy
- Whistleblowing

Business modetl - Strategic focus 77

on-finantial KPls - Strategic performance and Khis 24
- Sustainability 38
Climate-related linancial disclosures

o aue Privapal Hisss ard Oloer Grauo 2 skswhich 22r be louno on pages 78 13 8
briisriand comdnolic es

Human rights Anti-bribery and corruption

bplicrs to work in a way we Our respect for human rights is We are commitied to the highest
est practice to achieve our ernbedded in how we do business. legal and ethical standards in cvery
‘anmental and cthical We are a signatary to the UN Global aspect of our business. It 15 our policy to
twhich supports a core set of canduct businessin a fair, honest and
cluding humean rights, and have apen way, withoul the use of bribery or
propriate disclosures in respect carrupl practices to obtain an unfair
pdern Slavery Act. We are also a advantage. We provide clear guidance
ol APRES, an action for suppliers and cmployees, including
can responsible and ethical policies on anti-bribery and corruption,
across the construction anbi-fraud and our code of conduct.

All employees recerve training on

these issues appropriate to therr roles
and responsibilities.




Embracing the changing
way people live, work and
shop helps define our
strategy and delivers

long term value.

We understand what makes places preferred
and the importance of maintaining that preference
to drive enduring demand for our space

Connectivity

Our places benefit from excellent transport connections; our campuses are well
located for the underground and National Rail making them easily accessible across
London and twa have Crossrail stations immediately adjacent.

Open and public spaces
The scale of our campuses and retail assets means we can curate the space around
our buildings Lo provide places where people can relax, sacialise and be entertained.
Vibrant neighbourhoods

Our London campuses are focused in sorne of the most vibrant and interesting parts
of London; like our retail places they have deep connections with local people, creating
a strong sense of community.

The right mix of uses and occupiers

Our places offer an appropriate mix of retail, leisure and workspace which we actively
manage to reflect changing customer preferences. This experignce is informing our
planning at Canada Water where we are building a new town centre.

Flexible and affordable offer

Our retait and warkspaces are attractively priced; we offer a range of fioor plates,
differant levels of service and more flexible leases, We actively wark with customers
to evolve space in line with their needs.

Dealing with Covid-19
B di f

cheal support to many of ou
ar important
dir
or to provic
cted.
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Campus stories

Creating places to work, shop and be entertained.

43434d

At our London campuses and Canada Water
we're curating our space to be in line with
modern London Llifestyles, reflecting the needs
of the people who use it.

BROADGATE 6= (Matwr A

Y 1) .-.I .

Broadgateis successfully appealing to a
broader range of accupters on both new '
refurbished space, demonstrating its unig
appeal. This year we let space on the exis
portfolio to challenger bank Menzo y&hfaﬁk
‘of Montreal and Workday afnong‘l'hose taking
space in our newest developments. We.
added new restaurants Baraka and Bar
Douro with retailers Reiss and Waterstones
also taking space. In Septémber, Finsbury
Avenue Square was transformed by the
“"Please be seated” installation for London
Besign Festival and our popular Winierj 1
Forest returned for its third year. - -

97% . £162m

‘Occupancy” - Rent
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97%

Occupancy

Regent’s Place 15 fast becaming
a showcase for how to build
and manage space in a more
sustainable way. Our 1 Triten
Square development will be
ane of the moest sustanable
buildings in London and our
public reatm improvements
are adding more green space.
At 338 Euston Road we
partnered with a circular
economy specialist to refit
space for a technology occupier
while minimising their carbon
footprint and saving money,
and this year we opened a new
cafe built entirely from recycled
materiats which has a more
sustainable approach to food.
See case study on | Trian Sguare

an page &
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Paddington
Centrc:lg

At Paddingten Central, our enlivenment,
activities focused on the canal-side, which is
a unigue feature of this campus. We added a
fourth floating restaurant, the Grand Duchess,
and a fifth will open this year. We hosted a
floating market for five days in August and
the London Design Festival in September.
The "Sessions” launched at Storey Club,
with activities including chocolate making,
wine tasting and a zero-waste skincare
workshop. Visa, our largest single customer
at Paddingtan, recommitted to the campus

this year.
98% £46m
Occupancy Rent
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CANADA WATER
VIASTERPLAN

At Canada Water, we were delighted to
T S receive a resclution to grant planning for
o ’ 5 re masterplan well as
ARG gl gs;f?frj;;i ! tiztethpeaw?; L o
e ) will not be calling in the application for
further consideration. This reflects our
successful pregramme of engagement

Mips -y EE T § 1 [ ¥ -1~ with the local community and wider

T I| Mlll |"IMHM"M‘M| ||||||m-ﬂm|muwm b stakeholders which has resulted in

significant changes to our masterplan
over the last five years.

SOTERC S TR e g

We continued to work with the Vibration
Group to provide a temporary werld
class live music and events space at the
Printworks, significantly raising the profile
of the area and demonstrating the real
potential we have tc create a cultural
hub at Canada Water. We announced

a new partnership with TEDI-London,
an education programme addressing
the skills and diversity gaps within
engineering, and we have continued to
ensure that the locat community benefits
from our actwvities, partnering with
community organisations and our
supply chain

“British Land demcnstrated a real and proactive approach
to community engagement at Canada Water. Through events,
exhibitions, conversations and the day-to-day delivery of
community projects, British Land listened to local pecple
and reflected this feedback in their masterplan. They have
gone beyond the formal planning process to improve the area
for residents, for example by changing the location of the leisure
centre and the dock crossing, as well as respending positively
to our need for more social housing.”

Peter John, Leader Southwark Council
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MARKET INSIGHTS

Understanding our markets

Our business is well positioned to respond to the challenges and
opportunities in our markets.

Heightened economic uncertainty
Forecast real GDP growth %
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Source Dffice for Budge! Responusibility, April 2020

Covid- 1% has introduced an unprecedented
level of uncertainty for our business and
our markets. It is extremely difficult

to quantify how deep or haw prolonged
its effect will be and consequently
estimates of the economic impact vary
significantly. In the short term, it has
fundarmentally changed the way people
work and shop and 1t is not yet clear
whether or to what extent these changes
will become permanent.

Already this uncertainty has caused
gccupational and investment markets
across our business to stall. For Offices,
the fundamental attractions of London
remain sound so recovery, when
restrictions are lifted, is expected to
come sooner, but the impact may be
more prolanged In Retail.

These challenges come at a time
when our trading relationship with
the EU has yet to be formerly defined,
creating an additional layer of
uncertainty for UK businesses.

Our response

We have actively strengthened our balance
sheet over a number of years so are

well placed in the current environment
We temporarily suspended the dividend
to provide further flexibility enabling us
to support those customers hardest hit.

Continued challenges in retail

Online % total retail sales

U

10—
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Source ONS

The growth of online retail i1s a well-
established trend, but many retailers
have struggled to adapt their models to
this new way of shopping. 1his structural
theme has accelerated as a result of
Covid-19 which saw more pecple shop
online than ever before. At the same
time, with people obliged to stay at
home, they saw fewer reasons to shop
for non-essentiats, such as new ciothes
or beauly products.

As a result, several operators whose
business models were already struggling,
entered CVA or administration. In the
short term, many businesses have
benefitted from landlord or Government
support, but how leng this can remain in
place is not clear. Longer term anty
businesses which successfully evolve
their offer to be compatible with online
will be successful.

Our response

We are warking with retaiters throughout
the Covid-19 crisis to support successful
businesses which are struggling at this
time. We offered rental wawvers to small,
retall, food & beverage, and leisure
operators and for larger businesses
affected by the crisis, we deferred renls.
Longer term, retail has an important
role to play within our mixed use
environments but we are committed to
reducing our overall retail exposure.
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War for talent

Unemployment in London

2.17m

Jobs in the UK digital
economy

+150%

Increase in digital tech
jobs since 2015

Source Technation

Notwithstanding the impact of Covid-19,
the war for talent in London is having a
real influence on the type of space
occupiers are looking for.

London and the South East host more
than half of Eurcpean HQs for the
world’'s largesl 500 companies and in
2019, London receved $%9.7bn of venture
capital funding inte the technology sector,
ranking it fourth globally. This reflects
London's exceptional pool of talent,
spanning finance, technelogy and
creative industries. With many sectors
competing for the same skills, it has
become harder to attract key talent,

In this context, employers are using
new and different means to appeal to
employees. This includes office space
which supports their wellbeing, more
flexible ways of working and a more
green and ethical approach to business.

Our response

Our newest developments deliver

high quality, techinology-enabled space.
At 100 Liverpool Street, we are an track
to receive a WELL Gold Certification for
wellbeing and a WiredScore platinum
rating for internet connectivity. 100% of
our current new developments are on
track to achieve BREEAM Excelient
rating and all future developments will
be net zero carbon.



Focus on sustainability

Indicative relationship between
operationat and embodied carbon
emissions for offices

Whcle Life opsrational -
carbon emissicns -

s

v

Whole t:fe embodied
carbon e msaions

M Embocied eruissicns to practical comrplet on
Ernbodied em ssiors from fit out,
refurnishment and deconstruction
Operatioral emissions from energy use

Source RIBA, Bntish | and

This year, the urgent need to address
climate change attracted media and
public attention on an unprecedented
scale. With buildings and construction
together accounting for nearly 40% of
global CO; emissions, our industry has a
real responsibility to act quickly. Not only
is this the right thing to do, it1s
increasingly what our shareholders and
our custorners expect, and we believe
will drive commercial advantage.

By reusing existing materials, which is
everything from the buillding’s structure
to its furniture, and by sourcing any new
materials responsibly, we can minimise
the carbon impact of development. With
more thoughtful construction, leveraging
technology to deliver operational
efficiencies, we can further reduce
emissions over a building's Lfetime.

As an industry, we have come together to
tackle climate change, pledging to deliver
net zero carbon portfolios through a
Climate Change Commitment launched
by the Betler Buildings Partnership.

Our response

Our 2030 sustainability strategy, includes
a commitment to achieving a net zero
carbon portfolio by 2030. This supports
our business with research by JLL
demanstrating that sustainability can
drive vatue through higher rents and
faster leasing.

Social inclusion

What makes a successful place

Saurce: Project for Public Spaces

There is a growing expectation that
operatars of public space have a
responsibility to the wider community to
create places that have a positive impact.
This i1s particularly evident during the
Covid-17 crisis when many property
companies responded proactively,
providing financial and practical support
to businesses and communities in need.

Longer term, there 15 an expectation that
places are inclusive. This may include
the provision of social housing, alongside
green and open spaces, places for
communities to come together and
opportunities for learning, development
and employment.

Operators of public space alsc have a
responsibility to ensure fair and ethical
practices throughout their supply chain,
including fair pay for those working
across their spaces.

Our response

QOur 2030 sustainability strategy sets out
a clear plan to grow social value and
wellbeing and includes clear metrics
against which we will measure our
performance, We promote ethical
working practices through our Supplier
Code of Conduct.

Role of technology

Why companies invest in PropTech %

Masiris
£y g

Source KPMG

Today, real estate 1s a more customer
focused business with technology
playing an increasingly important role
in improving the user experience.

Data collection and analysis is at the
heart of this Data can demonstrate how
space is used, helping us refine our offer
to meet more of our customers’ needs.
For example, dala-driven insights can
help to identify the right mix of uses and
the right operators for our schemes.
Technology can also help us personalise
space, polentially generating improved
efficiencies for us and our customers.

Importantly, technology has a role to
play in delivering buildings which are
more sustainable, for example by
monitoring carbon emissions and energy
usage and innovating to find ways to
reduce that impact.

Our response

Our dedicated Smart Places team 15
focused on delivering digital placemaking
in our developments and evaluating
opportunities ta enhance the digital
capabilities of our standing portfolio.
Our investment inte Fifth Wall, a PropTech
fund, keeps us alert to the wider
possibilities in this space.
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PERFORMANCE REVIEW

Market backdrop

Our operations are entirely located in the UK, so were unaffected by
Covid-19 for the firse 11 months of the financial year. This review provides
context _for our performance across the year ended March.

Macro-economic context

The backdrop remained volatile
throughout the year, reflecting continued
Brexit uncertainty and a fast-changing
palitical environment including December’s
Cencrol Election. Tho docigive elaction
result and subsequent greater clarity on
Brexit improved confidence, but this
dropped markedly as the Covid-19 situation
developed through February and March.
Most shops selling non-essential goods
and services, including entertainment,
dining and leisure remain closed.

The longer term econormic impact of
these restrictions is expected to be
significant, albeit hard to quantify and
despite Government support, the Office
for Budgetary Responsibility’s illustrative
projections are for GDP to decline 13%

in 2020, with an improvernent in 2027
[based on 14 April 2020 report].

London market

The London investment market was
subdued in the first half of the year with
investors cautious pending greater clarity
on Brexit, but there was a notable uptick
in activity after the election with £4.4bn
of Central London deals in the quarter to
December 2019, and yields were widely
expected to contract. However, in the wake
of Covid-192. a number of transactions
were cancelled or postponed, leading to
a drop in volumes for the quarter to
March 2020. While conlidence may be
impacted in the short term, longer term
the market is underpinned by sound
fundamentals and in the contexl of
global uncertainty, London real estate

is considered & relative safe haven
These factors should support the
investment market langer term.

Occupler demand for high quality, well
located space rernained strong throughout
the year. Take up in our markets was up
2% in the year, ahead of the long term
average and prime rents increased
moderately in both the City and the West
End to £73 psf and £110 psf, respectively.

A preference is also emerging for space
which is sustainable with the rental
premium for buildings which are rated
BREEAM Qutstanding or Excellent
estimated by JLL to be c. 10% in central
London. Flexible workspace continues to
be important, and accounts for 12% of
take up, although certain business
models particularly those who do not own
Lheir own space, were struggling even
prior to Covid-19, and for these operators,
the current environment is proving
particularly challenging. Activity slowed I
March and locking forward, polarisation
towards high gualily, well located space is
likely to accelerate. Supply is relatively
constrained in these markets and
pre-letting levels have remained healthy,
with 61% of developrnent under
construction already taken.

Retail market

Retail markets remained challenming
Investment volumes were low with
investors very cautious on value given the
challenges faced by occupiers while certain
sellers are known to be under pressure,
driving down pricing. Liguidity slowly
returned to the retail park market, with
several transactions announced In early
2020, albeit at relatively wide yields.

Glasgow Fort
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However, a number of these deals

have since fallen away and acfivity was
effectively halted as a result of Covid-19
with increased uncertainty around values.
Dermand for superstores was good
throughout the year and there remains
investor appetite for assets with alternative
use, including standalone assets.

The occupational market remained
tough throughout the year and deteriorated
with Covid- 19 Many of those with good
underlying business models have suffered
and despite significant support from
many landlords and the Government,

the outlook is uncertain and several
operators have since entcred CVA or
adrministraticn. Retait deemed essential,
including supermarkets and pharmacies,
have performed better and acraoss the
market there 1s a renewed focus on
supply chain and distribution networks.




Our Strategy

Our long term strategic focus remains unchanged, but we will evolve or
adapt our strategy as appropriate.

A Mixed Use Specialist

We have a clear long term strategy to build an increasingly mixed use business.

We expect many of the macro trends we
have built our strategy around to
accelerate as a result of the current
crisis, so our long term strategic focus
remains unchanged. However, it
remains early days and we do not yet
have clarity arcund what long term
trends will emerge so we will remain
alert as things develop and flexible in our
approach, including evelving or adapting
our strategy as appropriate.

Why mixed use?

We recognise that the way people use
real estale is changing and that the most
effective way to drive enduring demand
for aur space is to evolve our offer in line
with those trends. In the wake of Cowvid-19,
there is likely Lo be an increasing
emphasis on workspace which s high
quality, modern and supports more
flexible working; places which benefit
from green and open spaces are also
more likely to be preferred. The ability to
shop quickly and efficiently near to the
place of work is a key advantage in the
short term, and long term, people wilt
again want opportunities to socialise or
be entertained nearby. Thereis also a
growing expectation that businesses and

Progress on our strategy

places of work minimise their impact on
the environment and make a positive
contribution to local communities.
Workspaces which meet these expectations
help businesses attract and retain talent
and support productivity and effectiveness.

How does it deliver value?

A successful mixed use slrateqgy,

with strong environmental and social
credentials is fully aligned Lo the evolving
needs of our customers and how people
use our places. By helping drive enduring
demand for our space, it supports the
delivery of long term sustainable value
through rental growth and high occupancy.
At our campuses and multi-let spaces
we control not just the buildings, but the
spaces between them. As such,
investment we make into the broader
environment has a positive impact on the
value of our individual assets. As long
term ownecrs and managers ¢l space,

we are also fully incentivised to develop
buildings which are sustainable and

to investn local areas to support the
local communities around which we
operale; we believe that by playing a

role within a thriving local community,
our places are better able to succeed.

Our scale and unigue network also mean
we have the flexibility to re-allocate uses
within our places gver {ime to better
reflect the needs of our customers as
they change and ensure that we always
make the best use of our space.

How are we delivering it?

We have a clear and consistent plan to
reshape our business to comprise three
core, complementary elements as part
of an increasingly mixed use business:

- Campus focused London offices: with
a blend of core and flexible space,
including the further build out of Storey,
integrated alongside a world class
retail and leisure offering

- A smaller, more focused Retail
portfolio: high quality, accessible
and well located assets which are
affordable to retailers and can playa
role facilitating online fulfilment such
as click and collecl. In London, assets
focused on transport hubs, especially
assets with mixed use potential

- Canada Water and Residential: plans
for 3,000 hemes at Canada Waler
wilh further cpportunities within
our portfolia

Key focus areas and indicative business mix Progress

Campus focused London Offices - Progressing development on our campuses and de-risking through pre-lets with 88% of our
recently completed and committed developments now let to a broad range of occupiers

60-65% - Creating oplions with 760,000 sq It of planning applications submitted

Including Storey ¢.5% - Storey operational across 297,000 sq ft on all three campuses with further 90,000 sq ft identified

- Smart-specific guidance documents produced for internal teams and supply chain; smart-enabled
our head office bringing bullding systems and sensors into a single cloud envirenment, which will
enable us ta control and manage space remotely; selected partner to deliver our Campus app

Refocused Retail - £296m assets [our share] sold since April 2017, 5% above book value
- Outperformance on footfall and sales
25-30% - Fecusing on assets which support instore fulfilment and click and collect
Canada Water & Residential - Completed on eight units in the period at Clarges with one unit remaining at a book value of £3m

- Achieved resolution to grant planning at Canada Water and confirmation that the Mayor will not

c.10%

call in the scheme, positioning us to progress our masterplan which includes 3,000 new homes

- Aldgate Phase 2, a BTR scheme delivering 159 units added to our near term pipeline with planning
on the buillding now agreed

Business mix percentages have been revised downwards to reflect retail valuation declines
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PERFORMANCE REVIEW CONTINUED

Campus focused London offices

At our London campuses, we create and
manage some of the best connected, most
accessible space in London Located in
vibrant and exciting neighbourhoeods,
they provide world class, modern and
sustainable offices alongside public
spaces, with a range of places ta spend
time outside of work, These unigue
campus benefits are the result of
specific investment over many years
and represent a clear attraction to
businesses seeking to hire and retain
the best peuple.

Increasingly what differentiates our
space is the range of product and depth
of services we provide. We have evolved
our offer to attract a much broader
range of industries and occupiers and to
cater to their changing needs over time,
Our menu of products spans more
traditional core space, typically on long
term leases, with a range of services
priced on a bespoke basis; to fully fitted
and furmished, generally on a shart

to medium terrn lease, with a basic
package of services; to Storey, our fully
serviced, flexible workspace offer.

Starey is deliberately differentiated fram
other flexible offerings in atlawing
occuplers to personalise their space
through their own branding while
berefitting from the shared amenities in
the building and on our campuses. It has
helped attract new types of occupier to
our campuses, particularly tech and
crealive businesses who henefit from
being located arcund same of the
waorld's leading financiat, legal and
professional compantes. Storey has also
becorme a valued service for existing
OCCUpIErs an our campuses, providing
overflow or project space, and through
Storey Club at Paddington, we offer ad
hoc meeting and events space {o all our
Paddington occupiers.

A smaller, more focused
Retail portfolio

In the cantext of rapid and fundamental
structural change in retail, which could
be accelerated as a resull of Covid-19,
we plan to reduce this part of our
business to 25-30% of the total portiolio
over the medium term. Retall will
remain a significant part of British Land
reflecting our longer Lerm view that as
part of an increasingly mixed use
business, the right assets in the right
locations will succeed. These include
high quality, acresainle and well located
assets which are affordable ta retailers
and can play a role facilitating online
fulfilmenl such as click and collect; in
particular, retail parks which are more
conducive to mission-based shopping
and are open air, so pecple may feel
rmore comfortable visiting. In Londen, we
will focus on transport hubs, especially
those assets with mixed use potential.

We have made €2%6m of retail disposals
lour sharel in the year, bringing total
retaill sales since we set out our plan in
Novermber 2018 to £610m but with more
to do. Future sales will be selective and
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primarily comprise solus assets, with
limited asset manzgement potential,
and some multi-let centres, porbcularly
those outside London which do not fit
our tonger term strategy. in the context
of today’s valuations, our focus is on
intensive asset management, keeping
our assets full and exploiting demand for
assets which support instore fullilment
and click and collect, so we expect
progress on sales te be slower near term.

Residential

Residential is complementary to our
easling expertise and longer torm will be
additive to our mixed use stralegy. We see
most potentisl to build exposure in this
market at Canada Water where we have
potential to deltiver 3,000 homes; ather
opportunities in our partfelio, include
Aldgate Phase 2, in our near term nipeline.
Building this business organically is the
maost elfective way of ensuring that our
praduct is high quality, reflects cur
strategy, adheres to the highest standards
of safety and sustainability but inevitably
means that it will be delivered over a
longer time frame.



Sustainability - launch of 2030 strategy

Comptletion of 2020 strategy

At the end of FYZ20, we concluded our
five-year sustainability pregramme,
which drove progress across multiple
environmental and social factors. We were
particularty pleased lo achieve a 73%
reduction in carbon intensity, exceeding
our target of 55% against our 2009
baseline, and a 55% reduction in energy
intensity in line with our target of 55%

The programme helped us make
sustainable new buildings cur standard,
with 100% of British Land’s current new
developments on track for BREEAM
Excellent or above ratings, and in the
last year we achieved a further step
change by prioritising retro-fit abave
demoliticn. At 1 Triton Square, Regent’s
Place, we have saved 36,000 tonnes of
embodied carbon compared to a typicat
new build and will achieve a 40% reduction
in operational emissions, which we expect
to result in an Outslanding BREEAM
rating At Broadgate's 100 Liverpool
Street we expect an Excellent BREEAM
rating due to the retro-fit, alongside
WELL Gold certification and a WiredScore
platinum rating for internet connectivity.

Qur ability to support the communities
where we operale has increased
through the programme. We have
supported 1,745 individuals into
employment, exceeding our target of
1,700 and 96% of strategic suppliers
have now adopted our Code of Conduct,
mandating responsible business practices
throughout operations associated

with British Land. Our long-standing
partnership with the National Literacy
Trust has now helped 42,700 children
improve ltheir reading ability.

Looking forward

As we conclude our 2020 programme,
we are pleased to launch our new
targets for 2020. Building on the
momentum we have established over
the last five years, these targels will be
similarly stretching and will focus on two
areas where action 1s most urgent:

Creation of a Net Zero Carhon
Portfolio by 2030

The main drivers of this will be:

- All developments delivered after April
2020 to be net zero embedied carbon

- AB0% reduction in embedied carbon
ermissions at aur developments, to
below 500kg CO-e / m* by 2030

- A75% reduction in operational carben
emissions across our portfolio by 2030

~ Creation of a Transition Fund,
resourced by an internal carbon
fee at £60/tonne levied on new
devetopments, to finance retrofitting
of our standing portfolio, including
research and development.

To bring focus to operational
performance, we undertook a pilot
certification of seven assets under
BREEAM In Use. We will certify a further
30 assets over the next 24 months and
have underpinned this goal with the
announcement in March of 2 £450m
ESG linked Revolving Credit Facility that
requires a continual increase in green
building certifications.

With a growing number of London
businesses making firm commitments
to reduce their carbon foolprint, strong
sustainability credentials are an
increasingly relevant and important part
af our overall leasing offer. Research
from JLL demonstrates that buildings
raled BREEAM Qutstanding or Excellent
generally achieve a premium of c. 10%
compared to prime rents, and 24 months
post completion achieve a lower vacancy
rate of ¢.7% compared to ¢.20% fara
building rated Very Good.

A place-based approach to
sacial contribution

As a long term investar in places,

we help build relationships with lecal
people and organisations that generate
mutual benefit. Examples include our
Recruitment & Skills centre at Fort
Kinnaird and our Community Fund at
Regent's Place. We will now adopt this
place-based approach across our entire
managed portfolio, deepening connections
between stakeholders - ourselves, ocur
communities, customers and supply
chain partners — in pursuit of a shared
local goal. Using the framework of our
Local Charter, our ambition 1s to increase
the resilience and community experienced
by everyone in and around our places,

so the benefit 1s shared widely

Our reporting will also shift over time
from focusing on British Land's input
to the social outcomes that result from
our approach.

We will run three pilots building on our
work at Regent’s Place and Forl Kinnaird
Through these we will define common
parameters and support for our place
teams, enabling decisions to be devolved
to a local level.

Supporting communities
through Covid-19

Supporting local communities has been
at the heart of our response to Covid-19.
In 2008 we established a communily
investment fund, which now commits over
£1.3m of funding annually through which
we have provided support to those most in
need. We were able to swiftly deploy part
of the fund to support our communities
through the crisis. We funded expert
strategic advice for the leadership teams
of our partners from the CASS Centre for
Charity Effectiveness lo help them deal
with the crisis, as well as funding bespoke
employment support programmes
through organisations such as the East
London Business Alliance for those whose
livelihoods were affected. Elsewhere we
helped individuals to develop new skills
and donated equipment to support
non-profit organisations to wark
effectively frorn home In 20 of our places,
we also worked with the National Literacy
Trust to support vulnerable families with
home schooling to maintain their
children’s progress.

Commitment to leadership

Our continued strong sustainability
performance is reflected in our rankings
in ESG indices, including a green star
rating for the tenth consecutive year in the
Global Real Estate Sustainability
Benchmark [GRESB), AAA rating in MSCI,
Z6th percentile in Sustamnalytics for our
sector, and inclusion in FTSE4AGood and
Dow Jones Sustainability Indices (DJSI)
2019. We have been a signatory to the UN
Global Compact since 2007 and will
continue to support human rights, fair
labour practices, good environmental
perforrmance and oppose corruption
through our strategy, governance and
business operations.
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PERFORMANCE REVIEW CONTINUED

Business Review

Portfolio valuation

£11.2bn

Occupancy

96.6%

Weighted average lease length to
first break

5.8 years

Total property return

(6.4)%

ERV movement

(4.7)%

Valuation movement

(10.1)%

Portfolio performance

Yaluation Total property

¥aluation movement  ERY mevement Yield shift refurn

At 21 March 2020 £m % % bps %

Offices 6,773 23 372 -4 57
Retail 3.873 (26.1] (11.7] +101 (22.6)

Canada Water 364 9.8 na na 14.3
Residential 147 [2.7) na na (0.1}
Total 11,157 (10.1) [4.7]) +38 [6.4)

Overall, the portfolio was down 10.1% in
value. All of our valuation reports include
a "material valuation uncertainty”
disclosure, This states that valuers can
attach less weighl ta previous market
evidence for comparison purposes, and
thus less certainty - and a fugher degree
of caution - should be altached to their
valuations than would normally be the
case. The valuers clarify that this does
not mean that the valuations cannot be
relied upon.

We delivered a value increase of 2.3% in
Offices, led by developments (+7.5%),
and supported by good ERV growth,
which reflected a lack of quality supply in
all submarkets, with ERVs in the Cily up
4.5% and up 2.4% in the West End. While
we have seen some variation between
the carmpuses, with the value of
Broadgate +4.7% and Paddington
Central +1.9%, these were driven by
campus-specific lease events.

Retall values declined 26.1% reflecting
ongoing structural chatlenges
compounded by the impact of Covid-19.
Our third party valuers made Covid-19
adjustments in respect of their FY20
valuations which included the following
and together these adjustmants
accounted for a c.6% valuation decline:

- deducted three months rent roll on all
non-essential retall as a capital sum

- non-contractual income such as
commercialisation deducted as a
capital sum for a period of six months

- Increasing yields by between 25-T00bps
based on the quality of the scheme
and current yield profile

- increasing vord pericds to reflect
additicnal leasing time

- increasing structural vacancy
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In addition, throughout the year there
has been little transactional evidencea,
particularly for larger lot sizes. As a
result, we have seen significant outward
yield shift for prime asseis. There were
signs towards the end of the financial
year that limited activity was returning to
the retail park market, with a number of
transactions announced, but this was
superseded by the impact of Covid-19.

Canada Water valuation increased 9 8%
reflecting good progress an planning,
albeit the value declined slightly in the
second half as a result of the impact of
Covid-19 on the retail existing use element
of the valuation. This effect should
urwind an drawdown of the headleasc
and the adoption of & development
valuation for the masterpian

Offices outperformed the Central
London Office benchmark and the

All Offices benchmark. However, Retail
underperformed the benchmark which
saw the strongest perfermances from
superstores and high street shops.

As a result and reflecting the continued
strength of industrials where we have no
exposure, the pertfelio underperformed
the IPD ALl Property total return index by
600bps over lhe year.



Capital activity

Offices Retail Residential Canada Water Total

From 1 April 2019 £m £m £m tm £m

Purchases 86 13 19 - 118

Sales’ - (298] 184] - (382)
Development Spend 243 9 5 25 282

Capital Spend 69 34 - . ___= _1os

Net investment 398 {2401 [62] 25 121

Gross Investment o 398 352 110 25 885

On a procorticnally cencelidated basis including the Group's share of joint ventures and funds

1 Includes Clarges residential sales of FB&m, ol which £61 exchanged prior to FY20

The total gross value of cur investment
activity since 1 April 2019 was £885m
with retail disposals accounting lor
£296m (our share). Our sale of 12
Sansbury’s superstores to Really
Income Corperation in April 2019 for
£429m lour share £194m) was the
largest single component of this and was
achieved at a modest premium to book.
In line with strategy, we have continued
lo make sales from our standalone
[sclus) portfolio, including a leisure
asset and a Homebase both of which
sold significantly ahead of book but have
been more pragmatic on other assets
with a standalone Debenhams and a
Sainsbury’s supersiore sold below book.
Post year end, we agreed the sale of a
standalone Tesco in Brislington on an
unconditional basis at book value
[E42m], with completion expected later
this month. We also exchanged and
completed on the sale of our share of a
portfolio of reversionary interests in
Sainshury’s superstores for £102m.

The most notable purchase in the

year was a 25% interest in West One,

a shopping centre and offices building,
above Bond Street station. This 92,000 sq
ft scheme provides attractive long term
potential and is in line with our plan to
become an increasingly mixed use
business. Working with Norges who
retain ownership of 75% we will assume
responsibility for the agset management
and any future development, generating
a fee income,

At Clarges, we completed on the sale of
eight units, bringing total completed
units to 33 with receipls totalling £446m.
This leaves one unit rernaining, valued at
£3m. This has been a highly successful
scheme, delivering profits of ¢.£200m

to date.

At Aldgate, we have acquired Barratt's
30% share in our Phase 2 build-to-rent
residential-led scheme which has now
been added to our near term pipeline.
We also completed the purchase of

6 Orsman Road, Haggerston for Storey
for £32m.

Data and insights

The insights we generate from data and
research help us to understand the
needs of our customers. Thisinformation
can play a real and fundamental role in
decision making around leasing, asset
management and capital allecation
helping to generate incremental value
for shareholders and our customers

This year, we completed our largest ever
B2ZB custcmer satisfaction survey,
spanning retail, office and Storey
customers, including 141 senior decision
makers, 65 facilities managers and 737
store rmanagers. The research gauged
satisfaction with us as a landlord and
collected feedback on how service had
changed over time, how we compare to
competition and what we could do lo
better support our custarners, and
changes were implemented as a result
We completed the roll out of footfall
counters to our campuses, enabling us
to better understand how many people
visit and the flow around the campus,
helping us to tailor our cffer, and we are
trialling machine learning to estimate
the performance of our retailers at

our Campuses.

Smart Places

Our Smart Places team deliver digital
placemaking across our London
campuses, using technology to enhance
the experience and operation of our
places. We have a clear vision of the
funclionality and experience that smart
should deliver for our customers.
Through the course of this year we have
engaged with our supply chain to provide
clear guidance on how to design and
specify smart technology in line with our
expectations during development and

fit out. We smart-enabled our head office
in York Heuse, bringing building systems
and sensars into a single cloud
environrment, which will enable us to
control and manage space remotely,
giving us much grealer understanding
and control over how our building
operates, allowing us to find efficiencies
with both energy usage and space
utilisation. We have selected Eguiem

as a partner to deliver a campus apg,
initially at Broadgate, with the aim to roll
out across our other London campuses
in 2021. This builds on the experience
we had during FY20 developing and
publishing the StoreyPorlal app across
Storey and Storey Club which gave users
a seamless interface to book meeting
rocms, arrange catering, book in guests
and access space. Reflecting this

goaod progress, we were thrilled to win
"Best Adoption of Tech™ at the 2019 UK
Proptech awards.
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PERFORMANCE REVIEW CONTINUED

Campus focused London offices

Campus operational and
financial highlights

- Portfolio value up 2.3%, with the
City up 3.7% and the West End
up 1.4%

-~ ERV growth of 3.2% across the
portfolio, with the City strong,
+4.5% and the West End +2.4%

- Yields saw 14bps contraction in
the City and nn change in the
Woest End

- Activity generating like for like
income growth of 0.8%

- Leasing activity covering 246,000
sq ft representing £40m of rents

- New lettings and renewals on
investment portfolio signed 2.1%
ahead of ERY

- 360,000 sq ft rent reviews agreed
6.5% ahead of passing rent
adding £1.1m to rents

- Occupancy of 97.3%

Broadgate

Campus operational review

81% of our Offices are lecated on our
threc central Londen campuses, each
benefitting from excellent transport
connectivity and vibrant local
neighbourhoods which are an important
part of their appeal. Building on this, our
strategy Is focused on expanding the mix
of uses, to enhance the retail, dining and
entertainment offer, embedding our
places more firmly within the local
community and appealing to a broader
mix of occupier.

We agreed 946,000 sq ft of new lettings
and renewals in the period, overall 9.1%
ahead of ERV as our high quality, well
located space continued to drive a
prermium. Leasing activity inevitably
slowed in the final month of the year, but
we are under offer on 220,000 sq ft and
in negotiations on another 160,000 sq ft.
We are continuing to conduct virtual
viewings and have responded to 375,000
sq fl of new RFPs since the crisis began

Each of our campuses has remained
open and fully operational throughout
the Covid-19 cutbreak although physical
uLLupdiity was sigiihicantly reduced
with the majority of people working
frorn home.
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Broadgate: Continued strong leasing

Our 1m sq ft development pregramme at
Broadgate is nearing complelion and is
now 83% let. We have also tet well on
our standing portfolio, with 51,000 sq ft
of leasing at Broadgate Tower, and
challenger bank Monzo taking 124,000
sq ft at Broadwalk House.

At 100 Liverpool Street 1524,000 g 1),
Bank of Montreal committed to 60,000
sqg ft and Japanese Bank SMBCE
increased their commitment by 22,000
sq ft taking their total occupation to
184,000 sq ft. As a result, the office
space is now 84% pre-let. In retail, we
also made good progress this year, we
signed L'Occitane, John Reed Gyms,
Tormry Hilfiger, Monica Vinader and
Space NK in the second half and are
under offer an three restaurants. Sitting
at the entrance to Liverpool Street and
the new Crossrail station, these are
prime retail locations.

At 1 Finsbury Avenue (287,000 =q ft],
which completed at the end of FY19, we
are under offer on a third restaurant and
a leisure operator, which will join two
exisling restaurants. Technology firm
Workday also signed tor 2Y,UUU0 sg ttin
the second half; and 73,000 sq ft1s
allocated to Storey.

At 135 Bishopsgate, which reached
practical completion in the secand half,
we let 9,700 sq ft to FinTech operator
FNZ and are under offer an a further
20,000 sq ft, leaving only 7,000 sq ft
[representing 10% of space] available to
let. Post completion works are welt
underway, albeit progressing more
slowly due to Covid-19 restrictions

Rent reviews with existing occupiers
were agreed on 57,000 sg ft, 10% zhead
of passing rent and the campus 1s
virtually full, with occupancy of 97%.
Overall, we delivered a valuation uplift of
4.7% reflecting ERV growth of 5.0% and
yield contraction of 14bps.



Paddington Central: Recommitment
of largest occupier

At Paddington Central, the Key (easing
event was Visa's recommitment to

1 Sheldon Square with the term
extended by six years, demonstrating
that the work we have done here is
delivering results. We are improving the
variety of our F&B offer. The Grand
Duchess floating restaurant and a fifth
barge, The Cheese Bar, will launch when
conditions atlow, further enhancing the
waterfront and helping to create a dining

destination along the Grand Umian Canal.

We delivered a valuation uplift of 1.9%,
with yield contraction of Tbp. ERV growth
at 0.9%, was reduced by the valuer's
treatment of Visa's lease extension
which changed from a headline to a net
effective basis, although the Visa rent
was increased. Occupancy is 98%.

Regent’s Place: Repurposing
existing space

Consistent with trends at Broadgate and
Paddington Central, existing space 1s
also letting well at Regent’s Place wilh
45,000 sq ft let to Skyscanner at 338
Fuston Read and Mind Gym, a learning
and development specialist taking space
at 350 Euston Road. We have continued
to strengthen cur retail offer with space
let tc Acal Berry, the Amazon Boost
Superfood Bar and renewed leases to
Starbucks and Daisy Green, We opened a
new café at 17-19 Triton Square entirely
built from recycled rmaterials with a
more sustainable approach to food, and
we are on site with a programme of
public realm improvements, including a
new community park.

The value of Regent's Flace was up
2.6%, with yield contraction of 1 bp
and ERY growth of 3.6%. Occupancy
15 at 97%.

Paddingten Central

Storey: our flexible workspace brand

Storey, our flexible workspace solution,
launched three new buildmgs over the
year, bringing the lotal space operated te
297,000 sq ft. It 1s a deliberately
differentiated concept providing high
guality private workspaces in great
locations across London, which
custorners can brand and personalise
themselves. With nearly 70% of
custormers being UK/European HQs for
scale up or large multinational
companies, Storey appeals to businesses
wilh 50+ people on average, who want
larger floor plates, lower density and
private meeting spaces. Now in its third
year, Storey provides an additional level
of llexibility and service for British Land
customers, becoming an integral part of
Lendon campuses, supporting our
‘core-flex” strategy.

Occupancy across stabilised buildings
was 72% al year end and remains
unchanged. Progress at new buildings
has heen enccuraging, including TFA
where we have let space to 11:F5,

a digital financial services firm for banks.
At Wells Street, our first standalene
building, we are fully let with a recent
letting to data management firm
Datastax. Average lease lengths are
now 26 months to term certain and
retention rate is 68% based on lease
events, with a further 19% of custamers
having expanded wilthin Storey.

Storey Club, which offers ad hoc
workspace, meeting and dining rooms,
launched at Paddington Central in the
year. This has proved a popular resource
with 80% of Paddington occupiers having
made chargeable bookings as well

as hosting events and workshops

aimed at campus cccupiers and the
tocal community.

Locking forward, we are committed to a
further 20,000 sq ft across 2 Kingdom
Street, & Orsman Road and 100 Liverpool
Street, which is nearing completion and
wiil include Storey Club space.
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PERFORMANCFE REVIEW CONTINUED

Smaller, more focused Retail

Retail operational and
financial highlights

- Total Retail portfolio value down
26.1% reflecting ongoing
structural challenges and the
early impact of Covid-19

- Yield expansicn of 101bps; ERVs
down 11.7%

- Leasing activity 1,361,000 sq ft

- Deals of more than one year
were 4% below previous passing
rent; retention rate of 72%

- Further 1.2m sq ft of rent reviews
agreed with existing occupiers,
3.6% ahead of passing rent

- High accupancy maintained
at 95.7%

- Like for like income down 5.1%
primarily due to the impact of
CVAs and administrations

- CVAs and administrations
reducing annualised contracted
rent by £11.3m

- Footfall down 2.3% for the year,
460bps ahead of benchmark;
like for like sales down 2.1%,
390bps ahead of benchmark

- £29ém [British Land share)
non-core assets sold since
April 2019

Meadowhall

Performance review

Operational performance

With markets challenging, even prior to
the impact of Covid-19, our focus has
been on driving operational performance
and keeping centres full. This has
required a more pragmatic approach at
some localions bul we have imainlained
nccupancy at 96%, leasing 1,361.000 sq
ft, with leases greater than one year on
average 4% below previous passing rent,
with an average lease term of 6 7 years
and average incentives of 10 months,

We have seen an increased proportion of
lemporary deals (less than one year],
particularly where units have become
vacant at short notice as a result of CVAs
or administrations - these now account
for 28% based on headlinc rents.

At Meadewhall, we signed 15 long term
deals, overall 7% below previous passing
rent. New additions included Rituals,
Frasers, Lovisa and Deichmann.
Elsewhere on the portfolio, we agreed
four new leases with Wren Kitchens, two
with Superdrug as well as new deals
with Marks and Spencer at Giltbrook,
Nottingham, Lidt at Urbital, Swindon and
Beots at Nugent, Orpington.

We have continued to outperform

on footfall and Lke for like sales,
which were down 2.3% and 2.1%
respectively rellecting the market,

but were 440bps and 3%0bps ahead

of benchmark. In the period since Lhe
lockdown, from 23 March until 10 May,

R TN
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footfall was down 78%, 700 bps ahead

ol benchimark and like for Like sales
were down 82%. Grocery anchored siles
performed better, with footfall down 70%
and sales down 42%.

CVAs and administrations

CVAs and administrations impacted
118 units in the year of which 29% were
unaffected; rent reductions resulted in 2
loss of £5.5m in contracted rent, with
store closures accounting for a further
£5.8m, together totalling £11.3m on

an annualised basis. Several of our
customers entered administration

post year end, including Debenhams,
accounting for a further £5.1m of lost
contracted rent.

Capital activity

in Movember 2018 we set out a clear
plan to refine our Retail portfolio to
deliver a smaller, more focused
business representing 30-35% of total
assets, we have revised this to 25-30%
gwen the subsequent reduction in
values Since November 2018, we have
made £610m [our share] of retail sales
with £296m [our share) achieved this
year. | he sale of 12 Sainsbury s
superstares to Really Income
Corporation accounted for the majority
(C194m British Land share] but we also
sold a leisure asset in the first half and
four solus retail assets towards the end
of the second half

“The main reason we have heavily

committed to the centre 15 that

we belleve it's the best shopping
centrein the country, nat anly
because 1t offers our custamers

a fantastic shopping experience

but because the centre is managed
by amazing people that are
approachable, supportive and
professional. As you rightly say these
are unprecedented times

and we would Like to thank everyone
In the Broadgate and British Land
teams for the invaluable support.”

Independent retailer,
Meadowhall



Development

Sqft Current Value Cost to complete ERY Er::
At 31 March 2020 ‘000 £rm £m £m £m
Recently completed 730 417 Z 20 17
Committed 890 763 76 47 37
Near term 1,007 228 405 49 -
Medium term 4,861
01 a proporucnally conscldated basis includirg the Group s share of J¥s and funds [except area whicn iz shown at 100%4)]

Portfolio

Developments are a key element of our
investment case as a fundamental driver
of sustainable value and growth for the
long term. Recently completed and
committed developments total 1.6m sq ft
and are now 88% let, securing £54m of
future rent. This means that speculative
exposure is low at 0.6% of portfolio value
and costs to come on our committed
pipeline are £76m.

Our approach has been to create
opportunilies for development across
our portfolio and in London, where long
term fundamentals are strong and there
are timited opportunities to acquire
assets with development potential,

this is a key competitive advantage,

in addition, the majority of space in our
development pipeline is either income
producing or held at low cost, enhancing
our flexibility, so we have attractive
options we can progress as and when
appropriate. If we were to commit to

our near term pipcline, our speculative
exposure would increase to 7.7%,

below our internal risk threshold for
speculative development of 8%. Althaugh
we will not make further commitments
until we have more clarity on cutlook.

Construction cost forecasts pre Covid-19
suggested that the rate of growth was
likely to be moderate compared with
lang term historical trends, owing to
the continued market uncertainty
surrounding Brexit and weaker global
growth, However, since Covid-19, there
Is increased market uncertainty; raw
material costs have decreased, wages
are static, low productivity is prevalent
and market consolidation is expected.
This suggests that short term tender
price inflation is likely to be very low.
Thisis still set against the risk that a
prolonged delay to Brexit terms being
agreed increases material costs and
reduces labour supply in 2026/21.

Therefore, the anticipated range of

cost inflation is expected to he between
2%-4% per annum. To mitigate this risk,
97% of the costs on our major committed
development programme have been fixed.

Campus developments

Our lang lerm strategy focuses on our
London campuses. Development is an
irmnportant part of how we will deliver
that, enabling us to provide new and
refurbished space to meet the future
needs of cccupiers. This has a positive
impact beyond the individual buitding,
which supports our overall offer and is
reflected in our leasing performance on
existing space as well as developments.

Completed developments

We reached practical completion at

1 Finsbury Avenue [287,000 sq ft] in
FY1% and 135 Bishopsgate (335,000 sq ft]
this year. At 1 Finsbury Avenue, we are
now 85% let by ERV (including let Storey
space] rising to 7% including all space
allocated to Storey. We have four retail
units left to let and all office occupiers have
now taken occupation. At 135 Bishopsgate,
we are now 90% let by ERV, with just
7,000 sq ft remaining.

Committed developments

Our committed office development
pipeline is now fecused on two buildings,
100 Liverpool Street at Broadgate

and 1 Triton Square at Regent's

Place together covering 890,000 sq ft,
We initially suspended works at both,

as a result of Covid-19 restrictions,
which has pushed out completion dates
[see Covid-179 operational update on
page 73], but work has now recormmenced
albeit on a restricted basis.

100 Liverpool Street (524,000 sq ft) is 84%
let on the office space and wilh 45,000 sq [t
allocated to Storey, we have only 20,000
sq Tt left to let. The building is on track
to achieve a BREEAM excellent rating,

a WELL Gold Certification for Wellbeing
and a Wired5core platinum rating for
internet connectivity. Sustainability has
been integral to the design and delivery
of this building; by relaining half of the
existing structure we have saved 7,200
tonnes of embodied carbon and are on
track to save a further 4,100 tonnes
through carbon-efficient design and use
of low carbon materials. Maore than half
of the construction spend has been with
businesses in the City and neighbouring
beoroughs, ensuring local people benefit
from our development.

AL T Tritan Square, Regent's Place,

we are fully pre-let on the office space
to Dentsu Aegis Network on a 20-year
lease. The bhuilding topped out in the
year and subject to social distancing
requirements, we are now targeting
practical completion in calendar (2 2021.

Near term pipeline

Our near term pipeline covers more than
Tm sq ft. At Norton Folgate we have
consent for a 334,000 sq ft scheme
comprising 257,000 sq ft of office space
alongside retail and residential space,
to create a mixed use development
which is in keeping with the historic
fabric of the area. Qur plans envisage

a mix of floorplates, to appeal to small
and grewing businesses as well as more
established organisations, particularly
in the technology and creative sectors.
We have commenced enabling works
meaning we are able to begin
construction when appropriate.

At 1 Broadgate, we have consent for a
938,000 sq ft office-led scheme, including
137,000 sq ft of retail, leisure and dining
space, connecting Finsbury Avenue
Square with retail at 10G Liverpool Street
and the Broadgate Circle,
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PERFORMANCE REVIEW CONTINUED

At Aldgate Place, Phase 7 is a build-to-
residential scheme delivering 159 homes
with 19,000 sq It of office space. We have
achieved planning consent for our revised
building layout and will be submitting a
second application on the landscaping in
the coming months. We would not
expect to start on site until we have
greater clarity on the market outlook.

Medium term pipeline

We have three campus developments
in the medium term pipeline, together
covering more than 1m sq ft. These
buildings progress our mixed use
campus vision and support future
incorme growth.

The maost significant scheme is 2-3
Finsbury Avenue at Broadgate where
our plans add 313,000 sq ft to the
existing space lo deliver a 563,000 sq ft
office-led scherne, The building 1s
currently generating an income through
shorl term, more flexible lettings,
including 51,000 =g ft allocated lo Slorey.

At 5 Kingdom Street, Paddington Central,
our planning application to increase our
consented scheme from 240,000 sq ft to
429,000 sq ftwas rejected by Westminster
City Council but has since been catled in

100 Liverpool Street

by the Mayor and we are awarting a
decision. The scheme includes the
opportunity to develop a former
Crossrail works site which reverts to
British Land on completion of Crossrail,
providing 80,000 sq ft of community,
retail, leisure and cultural facilities,
reflecting fecdback from focus groups
and residents who we consulted on how
this space could best be used. At the
Gateway Building, Paddington, we have
consent for a 105,000 sq ft premium holel.

Retail development:
enhancing and repositioning
our portfolio for the future

In line with our disciplined approach to
capital allocation and reflecting our
longer term view on the role of retail
within our portfolio, we do not expect lo
undertake significant retail development
In the near term We do however
maintain a range of oppertunities
across our portiolio which preserve our
opticnality but we would only commit
to projects which are aligned with our
strategy, most likely comprising a
mixed use element, and when market
conditinns are anppartive
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Completed developments

We completed our 108,000 sq ft leisure
extension at Drake Circus, Plymoulh
cemprising a 12-screen cinerna and
14 restaurants which is 67% let.

We have no committed retail
developments.

Medium term pipeline

Our medium term pipeline 1s focused
on mixed use opportunitics. At Ealing
Broadway, we are working up plans for
an exciting new 303,000 sq ft office-led
mixed Use schieme thdl will sil adjacent
lo our Ealing Broadway shopping centre,
outside the new Crossrail entrance

The lirst stepis a refurbishment of

54 The Broadway where we are on sile
delivering 20,000 sq ft of offices. At Eden
Walk, Kingston (jointly owned with USS)
our consented mixed use development
plans include 380 new homes, alongside
shops, restaurants and 35,000 sq ft of
flexible office space. At Meadowhall, we
have consent for a 333,000 sg ft leisure
extension but are unlikely to progress
this in the current environment




Canada Water: 53 acre masterplan

for a new urban centre in Central London

Hightights

- Secured resolution to grant
planning permission for the
Canada Water Masterplan,

a 5m sq ft mixed use scheme,
unanimously supported by
Southwark Council

- Received Stage 2 confirmation
from The Mayor of London that he
will not be calling in the application
for further consideration

- Drawdown of the headlease
may be delayed due to impact of
Covid-19 on finalising the 5106
Agreement; anticipated earliest
summer 2020

- Net valuation movement up
9.8% to £364m reflecting
progress on planning

"British Land’s support makes

it possible for local kids to take
foctball sericusly. That goes
bevond the game - our players are
learning what it means to work
hard and be part of a tearn so
they're developing a real sense of
community and responsitnlity.
British Land gave their time,
provided practicat help with

our business plan and

they're amongst our maost
enthusiastic fans!”

Jamie Mehmet,
Ballers Foothall Acadamy
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At Canada Water, we are working with the
London Borough of Southwark to deliver
a om sq ft mixed use scheme, including
3,000 new homes alongside a mix of
commercial, retail and community space.
The site Is located on the Jubilee line and
the Londen Overground, making it easily
accessible from London Bridge, the West
End, Canary Wharf, Shoreditch and South
West London. It will also be an indirect
beneficiary of Crassrail, which will reduce
pressure on the Jubilee Line between
Canary Wharf and Bond Street. It covers
53 acres including the dock area,
providing 48 acres of developable land.

In Septernber we received a resclution to
grant outline planning on the entire 5m
sq ft masterplan from Southwark
Council, including detailed consent cn
the first three buildings, covering
580,000 sq ft. In February 2020, we
received confirmation from the Mayor of
Loendon that he would not be calling in
the scheme far further consideration.
Following the completion of the 5106
Agreement and issue of planning
permission, which may be delayed due to
the impact of Covid-19 on finalising the
5106 Agreement, we will be in a position
to draw down the headlease under the
terms of the Master Development
Agreement signed with Southwark
Council in May 2018, which we anticipate
being earliest summer 2020, This will
combine the ownership of our assets at
Canada Water inte a single 500-year
headlease, with Southwark Council as
the lessor. At that point, British Land will
own 80% of the scheme with Scuthwark
Council owning the remaining 20% and
going forward, they will be able to
participate in the development, up 1o

a maximum of 20% with returns
pro-rated accordingly.

The resolution to grant planning decision,
which was unamimously agreed by
Southwark Council 1s a positive
endorserment of our programme of
engagement with the local community,
which has included over 120 public
consultations and local ocutreach events,
attracting over 5,000 individuals. As part
of this, we worked with Southwark
Council to develop a Social Regeneration
Charter which captures local residents’
priorities for the benefits of the
development, and proposals for how
these will be delivered.

Sustainability has been integral to our
approach from the start, and we are
committed to a strategy that ensures
the masterplan will support low carbon
living. In total, a minimurm of 35% of the
53 acres will be public open space and
we will be planting more than 1,200
additional trees, both on and offsite.
Our plans will also benefit the existing
and growing local community, with
investment into education, health and
comrunity facilities in the local area.

The first three buildings will deliver 265
homes, of which 35% will be affordable
[split 70:30 between social rent and
intermediate housing), as well as a new
leisure centre new public spaces and
improved pedestrian connections.
Building K1 will be solely residential
while building AT will provide a mix of
residential and workspace and building
AZ will provide workspace and the new
leisure centre. Both Al and AZ will
include retail at ground floor.

Potential funding structures will be
explored an formal receipt of planning,
ahead of which, we are seeing interestin
the space from a range of sectors and
discussions are underway on several
buildings. This year, we announced our
partnership with TEDt-London, a higher
education establishment led by Arizona
State University, Kings College London
and UNSW Sydney to deliver an
engineering curriculum at Canada Water,

The net valuation movement for
Canada Waler over the year showed

an uplift of 9.8% reflecting the progress
rmade on planning.
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Resilient performance
in a challenging market

LTV

| e 2020
Ederly'mg earnings per share'~ 34.9p 32.7p
Underlying Profit'” £340m £306m
IFRS [loss) after tax £(320)m £(1,114)m
Dividend per share 31.00p 15.97p
Tatal accounting return - [3.3)% (11.01%
EPRA net asset value per share'” 205p 774p
IFRS net assets £8.689m £7,147m

28.1% 34.0%
Weighted average interest rate’ 2.9% 2.5%

See Glossary on website to- definitions
See Table B within supplementary disclosure for reconciliations 1o [FRS metrics
. See Note 2 within financial staternents for calculation,
See Note 17 within financal staterments for calculation and recenaliation to IFRS metrics.
Un a proportiznally consolidated basis including the Group's share of joint ventures and funds,

W =
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Overview

Financial performance for the year was resilient in the context
of significant sales over the last two years, an especially
challenging retail environment and the impact of Covid-19
which arose in the fourth quarter and so primarily impacted the
balance sheet valuations. Underlying earnings per share (EPS)
were down 6.3% at 32.7p, while Underlying Profit was down
10.0% at £306m. The impact of lower profits on EPS has been
partially mitigated by the effect ol share buybacks which added
1.1p in the year.

Capital activity [sales met of acquisitions and share buybacks)
decreased EPS by 1.4p in the year. Proceeds from sales have
been deployed into cur value-accretive development
programme. The recently completed and committed schemes
are expected lo generate EPS accretion of 4.2p once fully let
based on expected rental income of £62m, of which 88% 1s
pre-let. Setting aside capital activity, earnings decreased by
0.8p, primarily due to increased provisioning for tenant
incentives in light of Covid-19. Cost savings through
administrative and financing activities offset the impact of
retailer CVAs and administrations throughout the year.

Since April 2019, we have completed £0.9bn of gross capital
activity. This includes £296m sales (our share] of income
producing assets, primarily the sale of 12 Sainsbury's
superstores to Realty Income Corporation in April 2019 for
£429m [our share £194m]. In addition, we completed on

£86m of residential sales at Clarges, Maylair, £&m of which
exchanged prior to this financial year. We also acquired a 25%
interest (E54m] in West One, a shopping centre and offices
building, above Bond Street station.

Valuations reduced by 10.1% on a proportionally consolidated
basis resulting in an overall EPRA net asset value [NAV] per
share decline of 14.5%,

Reflecting the strength of our balance sheet coming into this
period our financial position remains resilient. LTV has
increased by 590bps during the year to 34.0% with the key
drivers being valuation declines contributing 340bps and capital
spend contributing 210bps. We had £1.3bn of undrawn facilities
and cash at year end and our weighted average interest rate
reduced to a new low of 2.5%.

Presentation of financial information

The Group financial statements are prepared under I[FRS where
the Group's interests in joint ventures and funds are shown as a
single Line item on the income statement and balance sheet
and all subsidiaries are consolidated at 100%.

Management considers the business principally cn a
proportionally consolidated basis when setting the strategy,
delermining annual priorities, making mvestment and financing
decisions and reviewing performance. This includes the
Group's share of joint ventures and funds on a line-by-line
basis and excludes nan-contrelling interests in the Group's
subsidiaries. The financial key perfermance 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 propartionally
consolidated basis are included in Table A within the
supplernentary disclosures,

Management monitors Underlying Profit as this more
accurately reflects the undertying recurring performance of our
core property rental activity, as opposed to IFRS metrics which
include the non-cash valuation movement on the property
portfolio. It is based on the Best Practices Recommendations of
the European Public Real Estate Association [EPRA] which are
widely used alternate metrics to their IFRS eguivalents.

Mznagement also maonitors EPRA NAV as this provides a
transparent and consistent basis to enable comparison
between Furopean property companies. Linked to this, the use
of Total Accounting Return allows management to monitor
return to shareholders based on moverments in a consistently
applied metric, being EPRA NAV, and dividends paid.

Loan to value [proportionally consolidated) is also monitored
by management as a key measure of the level of debt employed
by the Group to meet its strategic objectives, along with a
measurement of risk. It also allows comparison to ather
property companies who similarly monitor and report

this measure.
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FINANCIAL REVIEW CONTINUED

Income statement
1. Underlying Profit

Underlying Profit is the measure that 1s used internally lo
assess income performance. This is presented below on a
proportionally consolidated basis. No company adjustments
have been made in the current or prior year and therefore this
15 the same as the pre-tax EPRA earnings measure which
includes a number of adjustments to the [FRS reported profit
before tax.

‘ 2020
Bl L £m
Gross rental income 576 560
Property operating expenses (44]) (82l
Net rental income 12 232 478
Net fees and other income 10 13
Administrative expenses 1.3 (81] (74)
Net financing costs o 1.4 [121) t111)
Underlying Profit 340 306
Nan-controlling interests in
Underlying Profit 12 12
EPRA adjustments! ~ ) le72] 1,432
IFRS profit/(Loss] after tax Z ~320] (1,114)
Underlying EPS 1.1 34.9p 32.7p
IFRS basic EPS 2 (30.0]p (110.0]p
Dividend per share 3 3100p 15.97p

1. EPRA adjustrents conaist of investment and development property
revaluations, galns/msses on investment and trading property disposals,
changes in the fair value of financial instruments and asscciated close out
costs, These items are presented in the ‘caprtal and other” colurmn of the
consolidated income statement.

1.1 Underlying EPS

Underlying EPS is 32.7p, a decline of 6.3% an the prior year.

This reflects Underlying Profit decline of 10.0%, partially offset

by the impact of share buybacks which added 1.1p in the year.

1.2 Net rental income

£m
532
3
3
(3] 114) 3
{7) 16)
2ne Sales Acgui-  Likeferlke  Tenant Renral IFRS & Devel- 2070
suona  ent inc', ncentwe  debtar  adoption  oprmert

CvAand provisions provisisrs A slher
adrrinis-

tratians)

Net sales of income producing assets over the last 2 years was
£0.9bn. This reduced rents by £33m in the year, including £12m
from superstore sales, £4m from the sale of 5 Broadgate in
June 2018 and £11m from the sale of the Spirit Pubs portfolio in
March 2019. Proceeds fram these sales are being reinvested in
the development pipeline which is expected to deliver £62m in
rents in future years and Is already 88% pre-let (£54m).
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Retail Like for tike net rental decline is 5.1% in the year, primarily
reflecting the impact of CVAs and administrations. The offices
portfolio saw like for like growth of 0 8% which is lower than the
historic run-rate due to lease expiries. Office expiries contributed
a 3.0% decrease to net rents, however the space has either been
re-let or is to be refurbished. Expiries have been more than
offset by the impact of leasing activity in the year.

In light of Covid-19, an impairment of £7m was made against
tenant incentive balances primarily within the retail portfolio.
These non-cash provisions primarily relate to the spreading of
historic rent frees and fixed uplifts. A further £4rm was provided
against tenant debtors that were deemed high risk. The March
quarter rent we offered to defer for cur retail and leisure
customers facing challenges due to Covid- 19 were not
recelvable at year end and therefore not a trade debtaor.

Accounting changes upon adoption of [FRS 16 results in a £3m
increase to net rents, due to recognising head lease assets
under the fair value model.

1.3 Administrative expenses

Administrative expenses decreased by 8.6% in the year.

The Group's operating cost ratio increascd by 480bps to
23.5% [2018/19- 18.7%) as a result of lower rental income
following sales activity and an increase in property ocutgoing
expenses due to write-offs and provisions made in respect of
tenant incentive. Excluding write-offs and provisions made in
respect of tenant incentives and guaranteed rent increases,
the Group's cost ratio is 19.8%.

1.4 Net financing costs

£m
(21 6
6 1 (1)
i3
209 Firancing Net Develop- Sname 202)
acwity divestrnent merts buybacks

Lower interest rates and our financing activity undertaken over
the last 24 months reduced costs by £6m. Financing during the
year included the issuance of a new £100m 2034 USPP note
following prepayment of a £98m 2027 note, and repayment of
£30m of secured Broadgate bonds [BL share, in addition to the
£111m repaid in October 2018).

The reduction in finance costs as a result of procesds from

net divestment includes the repayment of £86m [BL sharel

of secured Sainsbury’s JV bonds on the sale of a portfolio of
superstores, partially offset by share buybacks.

We have a risk managed approach to interest rates on debt.

At 31 March 2020, on average over the next 5 years the interest
rate on 75% of our debt is hedged, based on current cormmitments.
On 2 spot basis we are 81% hedged. Our use of interest rate
caps as part of cur hedging (alongside swaps] means that
around half of our debt benefits if market rates remain low.



2. IFRS profit before tax

The main difference between IFRS profit before tax and
Undertying Profit is that IFRS includes the valuation movement
on investment and trading properties, fair value movements on
financial instruments and capital financing costs. In addition,
the Group's investments in joint ventures and funds are equity
accounted in the IFRS income statement but are included on a
proporlionally consolidated basis within Underlying Profit,

The IFRS loss after tax for the year was £1,114m, compared
with a loss afler tax for the prior year of £320m. As a result,
IFRS basic EPS was (110.0lp per share, compared to [30.0lp per
share in the prior year. This primarily reflects the downward
valuation movement on the Group's properties of £1,705m,

and an increase in the capital and other income loss from

Jjoint ventures and funds of £306m, both driven principally by
outward yield shift of 107bps and ERV decline of 11.7% in the
Retail portfolic

The basic weighted average number of shares in issue during
the year was 934m (2018/19: 971m).

3. Dividends

In March, the Company announced the Board's decision to
temporarily suspend future dividend payments. This was
considered prudent Lo best ensure we can effectively support
cur retail and leisure customers who are hardest hit, protect
the long term value of the business, and further strengthen our
financial position. Accordingly, the third interim dividend due for
payment in May was suspended. We will seek to resume
dividends at an appropriate level as soon as there is sufficient
clarity of cutlook. For this we will need to see a significant
improvement in rent collection and have more visibility on the
post lockdown productivity of our assets, principally how quickly
retail custemers and office workers return. The dividend for the
year ended 31 March 2020 was 15.97p.

Balance sheet

2020
gt i S £m
Properties assets 12,316 11,177
Other non-current assets 151 131
- 12467 11,308
Other net current liabilities (297 (241)
Adjusted net debt b 13.521) (3,854]
Other non-current Liabilities - -
EPRA net assets 8,649 7,213
EPRA NAV per share 4 905p  T74p_
Non-controlling interests AN 112
Other EPRA adjustments’ (171) (178]
IFRS net assets 5 8,689 7147

Proportionally consclidated basis.

1 EPRA net assets exclude the mark to market cn dervatives and related debt
adjustments, the mark-to-rarket on the convertible bond as well as deferred
taxation on property and derwvative revaluations They include the trading
properties at valuation [rather than lower of cost and net realisable value] and
are adjusted for the diutive impact of share optiors No dilution adjustment
1= made far the £350m zero coupon convertible band maturing in 2020
Details of the EPRA adjustrents are included in Table B within the
supplernentary disclosures

4. EPRA net asset value per share

pence
905
33 6 774
(13an (31] (2
0% Valuston Joder Leedends Firanong Share 02
perfa-- lyrg actaty ouybaca
T e 2eahit

The 14.5% decrease in EPRA NAV per share primarily reflects a
valuation decrease of 10.1% across the portfolio Valuation
gains in the Office portfolic and Canada Water were more than
offset by a fall in Retail values.

Office valuations were up 2.3% driven by strong leasing at cur
developments which were up 7.5%, including 100 Liverpool
Street where values were up 19%. ERY growth was 3 2% across
the standing investments and yields moved in 4bps.

Valuztions in Retail were down 26.1%, with outward yield shift
of 101bps and ERV decline of 11.7%. These values reflect
ongoing structural challenges faced by occupiers, the lack

of transactional evidence and the initial impact of Covid-19.
Across our largest assets, yields have moved between
100-160bps. For smaller retail parks, a number of assets
were transacted earlier in the year which have provided some
valualion evidence.

While financing activity initially decreased NAV by 2p, it delivers
future interest cost savings. Completion of the £125m share
buyback programme during the year has contributed ép to
EPRA NAV.

EPRA published its latest Best Practices Recommendations in
October 2019 which included three replacement Net Asset
Valuation metrics, narnely EPRA Net Reinstatement Value [NRVI,
EPRA Net Tangible Assets [NTA] and EPRA Net Disposal Value
{NDV). We will report all three metrics going forwards, adopting
EPRA NTA as our primary metric as it is the closest to our
current primary metric, EPRA NAV. The three metrics have been
presented below as at 31 March 2020 to provide a comparisan
to the current measures, EPRA NAV and EPRA NNNAV.

{1 peoroe

FPRA Net Reinstatement Value [NRV] 7877 845
EPRA Net Tangible Assets [NTA} 7,202 773
EPRA Net Disposal Value [NDV] 6,762 726

5. IFRS net assets

IFRS net assets at 31 March 2020 were £7,147m, a decrease of

£1,542m from 31 March 2019, This was primarily due to the IFRS
loss after tax of £1,114m, along with £295m of dividends paid and
£125m of share purchases under the share buyback programme.
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FINANCIAL REVIEW CONTINUED

Cash flow, net debt and financing
6. Adjusted net debt’

£m
(3,854)
(3521) 382 378
(125) (164)
1118) (388} [295]
2019 epsals  Arqui- - flevelops Netcash Dwvigends Share Other 2020

Stions  ment znd from buyhack
Lapix operaliors

Adjusted net debt is a proportionally consolidated measure. It represents the
Group net debt as disclosed in Note 17 Lo the financial statements and the
Broup's share of joint venture and funds’ net debt excluding the mark-to-market
on dervalives, related debt adjustments and non-controlli~g Interests

A recanciliation between the Group net debt and adjusted net debt s

included in Table A within the supplementary disclosures

MNet sales reduced debt by £264m whilsl developrment spend
totalled £291m with a further £97m on capital expenditure
related to Storey fit-out and asset management on the standing
parifolic. The value of recently completed and committed
developments 1s £1,174m, with £78m costs to come,
Speculative development exposure 15 0.6% of the portfolio.
There are 1m sqg ft of developments in our near term pipeline
with anticipated cost of £605m.

7. Financing

2020 L 2020
Net debt /

adjusted net debt’ £2,765m  £3,247m (3521m £3,854m
Principal amount

of gross debt £2.881m £3,294m £3.875m  £4,158m
Loan to value 22.2% 28.9% 28.1% 34.0%
Weighted average

interest rate 2 2% 1.9% 2.9% 2.5%
Interest cover £.3x 5.8x 3 8x 3.8x

Weighted average
maturily of
drawn debt

7 3years 6.8 years 8.1years 7.5years

T Group dato 25 presented 1n Note 17 of the financial slatements The proporticnally
consolidated ligures inctude the Group's share of joimt venture and funds™ net
debt and exclude the mark-to-market on derwvatives and related debt
adjustments and non-contiolling interests
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At 31 March 2020, our proportienally consclidated LTY was
34.0%, up 590bps from 28.1% at 31 March 2019. Valuation
declines contributed 340bps of this increase, and capital
spend contributed 210bps. Neote 17 of the financial statements
sets out the calculation of the Group and proportionally
consclidated LTV.

During the year, we issued a new £100m 2034 USPP note
following prepayment of a £98m 23G27 note, extending debt
maturity and delivering future interest cost savings.

In March, we completed our first ESG linked Revolving Credit
Facility at C450m with a group of eight banks, by extending and
amending one of our existing unsecured RCFs. The extended
RCF has a headline margin of 90 basis points over LIBOR
lunchanged] and an initial five-year term which may be
extended to a maximum of seven years at British Land’s
request, subject to banks' consent. The facility may continue to
be used for our gencral corporate purposes. Aligning with our
sustainability strategy, the facility includes two ESG-related
KPls focused on the BREEAM ratings of our developments and
assels under managernent.

We also extended a total of £9225m under other cormnmitted bank
facilities by a further 1 year.

After the year end, one of the bank facilities in HUT which was
due to mature in September 2020 was refinanced with an
extended facility to December 2023

Our lLiability and debl management activity has enabled us to
reduce our weighted average interest rate 1o a new low of 2.5%.
Our weighted average debt maturity is 7 5 years.

At 37 March 2020, Brtish Land had £1.8bn of committed
unsecured revelving bank facilities; undrawn facilities and
cash armaunted to £1.3bn. Based on our current commitrments,
these facilities and debt maturities, we have no requirement to
refinance until 2024.

The current uncertain enviranment reinforces the importance
of a strong balance sheet.

Lo

Simon Carter
Chief Financial Officer



Covid-19 operational update

Rent due 2 March to 30 April

Received

Rent deferrals
Rent fargiven
Maoved to monthly
Outstanding

Collection of adjusted billing

Offices Retail’ Total

o G7% 3% 68%
1% 40% 22%,

1% 4% 3%

1% -

1% 2% T4

o 99% 78% G149

“ncwdes non-off ce custamnens laocated wathin cyr Lendon CAIMpUGEs

2. Total billed rents vxclua ve of rent deferrals, rent forgiven and tenants maved to menthly paymants

3. Asat 15 May

Retail

Following the measures announced by the Government on

23 March, two of our retail centres are temporarily closed.

All others remain open to provide important access to essential
stores such as supermarkets and pharmacies. Overall, as of

25 May, in line with Government measures, ¢ 270 individual
units [c.15% of the total] are open

On 24 March, we announced that at sites we control, we would be
releasing smaller retall, food & beverage and leisure customers
fram their rental obligations for three months [April to Junel.
The financial impact in terms of lost rent is ¢.£2m.

For other retall, food & beverage and leisure customers
experiencing financial challenges because of Covid-19, we
agreed to defer c.£35m of rents relating to the March quarter.

As aresult, we have now collected 43% of rent due between

2 March and 30 April. Of the remainder, 40% is deferred, 4% is
forgiven, 12% 15 outstanding [primarily owed by strong retailers]
and 1% has moved to monthly paymenis.

Several occupiers entered administration in the wake of the
Covid-19 crisis, representing £5.7m of lost contracted rent.

The value of the retail portfolio declined 26 1% as ongoing
structural challenges were exacerbated at the year end
valuation date by the early effects of Covid-19. The valuers made
several Covid-19 adjustments in arriving at their valuation which
are set outin the FY20 Business Review; these adjustments
accounted for a c.6% valuation decline,

In the period since the lockdown, from 23 March until 10 May,
footfall was down 78%, 700bps ahead of benchmark and like for
like sales were down 82%. Grocery anchored sites performed
better, with footfall down 70% and sales down 42%.

London Offices

Our London campuses remain open and all offices are
operaticnal, although physical occupancy is significantly
reduced with the majority of people naw woarking from home.
White the crisis has inevitably created uncertainty for cur office
occupiers, it has not materially affected qur rent collection to
date and we benefit frem a high quality, diverse customer base.

As a result, we have now collecled 97% of rent due between
2 March and 30 April, including Storey. Of the remainder 2%
1s deferred or forgiven and 1% 15 outstanding.

At Storey, we identified savings from reduced operations

and affered all our customers discounted rent for 3 months.
This proactive measure has been well received by our customers,
in particular smaller local businesses. Some customers have
asked for additional flexibility in meeting their rental obligations,
and cansistent with our approach acress the portfolio, we are
supporting those companies who have been adversely impacted,
but with otherwise strong business models. In these cases,

we are providing up to three-month rent deferrals representing
¢.20% [by number) of Storey customers and £0.4m per maonth.
Occupancy across stabilised buildings was 92% at year end, and
remains unchanged with assets in ramp up al 42% occupancy.

Across the Offices portfolio, we have 220,000 sq it under offer
and 160,000 sq ft in negotiations. We are continuing to make
progress, particularly on larger deals which are generally on a
longer time frame. On smaller deals, where occupiers are
looking to take space soon, progress has been delayed due to
uncertainty around fit out and tirming of occupation. We are
conducting virtual viewings and have responded to 375,000 sq ft
of RFPs since the crisis began.

Developments

Having initially closed our major sites as a result of Covid-19,
whilst we reviewed how Public Health England guidelines could
be adhered to, all our major sites are now open, including beoth
100 Liverpool Street and 1 Triton Square. However, we are
currently operating at much lower levels of productivity due to
reduced number of operatives on site and amended working
practices. At this stage it remains difficult to accurately assess
the impact of these delays. We currently expect that the office
element of 100 Liverpool Street will be practically completed
in early summer, with full practical completion in calendar

Q3 2020. At 1 Triton Square, we are targeting calendar Q2 2021
for practical completion.

We have reached practical completion on 135 Bishopsgate and
the space 1s now being fitted out, albeit progress will inevitably
be stower with fewer operatives on site.
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FINANCIAL REVIEW CONTINUED

Our assessment of Covid-19

on our offices and retail customers

Lower Impact —<——
Typical sectors:
- Global Technotogy

- Financial Institutions

- Professional and Corporate
- Grocery and Convenience

- Government

93%

Rent coliected due between
2 March-30 April

Our assessment of Covid-19 on our customers

We have undertaken a bottomn up analysis to understand U e
patential impact of Covid-19 on our customers and therefore
the risk associated with our rental cashflows. Based on this
analysis, we estimate that those customers likely to suffer a
relatively lower impact account for 49% of our contracted rent;
this includes sectors such as infernational technology
businesses, financial institutions, professional services and
government. Custamers we believe are likely to experience a
higher impact account for 51% of contracted rent, including
sectors such as F&B, leisure, fashion & beauty retail and other
general retail. Of this group, over a third are public companies
with market capitalisations of over £1bn [as at 18 May 2020).

Furthermore, income from lower impact customers fully
cavered property, administrative and finance costs in FY20.

Covenant headroom
We continug to have significant headroom to our debt covenants.

There are two financial covenants which apply across all of the
Group’s unsecured debt:

- Net Borrowings not to exceed 175% of Adjusted Capilal and
Reserves [as at March 2020: 40%]

- Net Unsecured Borrowings not to exceed 70% of
Unencumbered Assets [as at March 2020 30%)

There are no income or interest cover covenants on the Group's
unsecured debt.
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Higher Impact
Typical sectors:

- Food & Beverage, Leisure
- Fashion and Beauty

— General Retail

- Travel and Media

- Home and DIY

39%

Rent collected due hetween
2 March-30 April

N

Over a third of higher impact
businesses are listed with a
market cap of over £1bn’

Based on contracted rents on a
proportionally consolidated basis.

1. Market capstatisation as at 18 May.

Secured debt with recourse to the Group is provided by
debentures with long malurities and limited armortisation.
These are secured agamst a combined pool of assets with
common covenants; the value of the assets is required Lo cover
the amount of the debentures by a minimum of 1.5 times and
net rental incame must cover the interest at least once, We use
our rights under the debentures o actively manage the assets
in the security pool, in line with these cover ratios.

The secured debt in joint ventures and funds 15 all non-recourse
and the Broadgate and Meadowhall securitisations have no
loan to value default covenants.

Given our covenant structure across the Group, we could
withstand a turther fall in asset values across the pertfolio of
45% prior to any mitigating actions.

We have access to £1 3bn of undrawn facitities and cash, with no
reguiremnent to refinance until 2024.



FINANCIAL POLICIES AND PRINCIPLES

Financial strength
and balanced approach

We have worked consistently over recent years to deliver a robust financial
footing, positioning us well to meet the market challenges of Covid-19.

Leverage

We manage our use of debt and equity finance lo balance the
benefits of leverage against the risks, ncluding magnification
of property returns. A lean to value ratic 'L TV measures our
leverage, primarily on a proporticnally consolidated basis
including our share of joint ventures and funds and excluding
non-controlling interests, At 31 March 2020, our properticnally
consalidated LTV was 34 0% and the Group measure was 28.9%.
Our LTV is monitored in the context of wider decisions made by
the business. We manage our LTV through the property cycle
such thal our financial position would remain robust in the
event of a significant fall in property values. This means we do
not adjust our approach te leverage based only on changes in
property market yields. Consequently, cur LTV may be higher in
the low point in the cycle and will trend downwards as market
yields tighten.

Debt finance

The scale of our business combined with the quality of our
assets and rental income means that we are able to approach a
diverse range of debt providers to arrange finance on attractive
terms. Good access to the capital and debt markets allows us
to take advantage of opportunities when they arise. The Group's
approach to debt financing for British Land is to raise funds
predoeminantly on an unsecured basis with our standard
financizal covenants [set out on page 77). This provides flexibility
and tow operational cost. Our jeint ventures and funds which
choose to have exlernal debt are each financed in ring-fenced’
structures without recourse to British Land for repayment and
are secured on therr relevant assets. Presented on the
following page are the frive guiding principles that govern the
way we structure and manage debt.

Monitoring and contrelling our debt

We monitor our debt requirement by focusing principally on
current and projected berrowing 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 balance sheet, Liguidity and profitability
ratios. We also consider the risks of a reduction in the
availability of finance, including a temparary disruption

of the debt markets. Based on our current commitments
and available facilities, the Group has no requirement to
refinance until 2024 British Land’s committed bank facilities
total £1.8bn; undrawn facilities and cash amounted to £1.3bn
at 31 March 2020,

Managing interest rate exposure

We manage our interest rate profile separately from our debt,
considering the sensitivity of underlying earnings ta movements
in market rates of interest over a five-year peniod. The Board
sets appropriate ranges of hedged 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 interest rate profile
across proportionally consolidated net debt. At 31 March we
had interest rate hedging on 81% of our debt (spot], and on 75%
of our projected debt on average over the next five years, with a
decreasing profite over that period. Our use of interest rate
caps as part of our hedging lalongside swaps) means lhat we
also benefit if market rates remain low. Accordingly we have a
higher degree of protection on interest costs in the short term
and achieve market rate finance in the medium to longer term
The use of derivatives is managed by a Derivatives Commuttee.
The interest rate management of joint ventures and funds 13
cansidered separately by each entity’s board, taking into
account appropriate factors for its business.

Counterparties

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

Foreign currency

Our policy is to have no material unhedged net assets or
liabilities denominated in foreign currencies. When attractive
terms are available, the Group may chooese to borrow in
currencies other than Sterling, and will fully hedge the foreign
CUrrency exposure.
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FINANCIAL POLICIES AND PRINCIPLES CONTINUED

Our five guiding principles

Diversify our sources of finance

We monitor finance markets and seek to access different sources of finance when the relevant
market conditions are favourable to meet the needs of our business and, where appropriate,
those of our joint ventures and funds. The scale and quality of our business enable 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 reliance on
particular sources of funds and borrow from a large number of lenders frem different sectors in
the market across a range of geographical areas, with around 30 debt providers in bank facilities
and private placements alone. We work to ensure that debt providers understand our business,
adepting a transparent approach to provide sufficient disclosures to enable them to evaluate their
exposure within the overall context of the Group. These factors increase our attractiveness to
debt providers, and in the iast five years we have arranged £3.3bn (British Land share £3.1bn] of
new finance in unsecured and secured bank loan facilities, Sterling bonds, US Private
Placements and canvertible bonds. In additian, we have existing long dated debentures and
securitisation bonds. A European Medium Term Note programme is maintained to enable us to
access Sterling/Euro unsecured bond markets when it s agpropriate for our business

Phase maturity of debt portfolio

The maturity profile of our debt is managed with a spread of repayment dates, currently between
one and 18 years, reducing our refinancing risk in respect of timing and market conditions. As a
result of our financing activity, we are ahead of our preferred refinancing date horizon of not less
than two years. In accordance with our usual practice, we expect to refinance facilities ahead of
their maturities, and have recently successfully extended and amended one of our unsecured
Revolving Credit Facilities (RCF) al £450m for a new five-year term.

76

Maintain liguidity

In addition to our drawn debt, we aim always to have a gocd level of undrawn, committed,
unsecured revolving bank facilities. These facilities provide financial liguidity, reduce the need
to hold resources in cash and deposits, and minimise costs arising from the difference between
borrowing and deposit rates, while reducing credit exposure. We arrange these revolving credit
facilities in excess of our commitied and expected requirements to ensure we have adequate
financing availability to support business requirements and new oppaortunities.

£4.2bn

total drawn debt
{proportionally
consolidated)

7.5 years

average drawn
debt maturity
{proportionally
consolidated|

£1.3bn

undrawn revolving
credit facilities and
cash

Maintain flexibility

Gur facilities are structured to provide valuable flexibility for investment activity execution,
whether sales, purchases, developments or asset management initiatives. Cur unsecured
revolving credit facilities provide full eperational flexibility of drawing and repayrnent [and
cancellation if we require} at short notice without additional cost. These are arranged with
standard terms and financial covenants and generally have maturities of five years. Alongside
this, our secured term debt in debentures has good asset secunity substituticn rights, where
we have the ability to mave assets in and cut of the security pool.

£1.8bn

total revolving credit
facilities

Maintain strong metrics

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

We manage our interest rate profile separately frem our debt, setting appropriate ranges of
hedged debt over a five-year period and the longer term.

We maintained our strong senior unsecured credit rating ['A’] and long term IDR credit rating
['A-"), while our short term IDR credit rating was upgraded to F1 during the year.
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34%

LTV [proportionally
consolidated)

A

senior unsecured
credit rating

3.8x

interest cover
(proportionalty
consolidated)



Group borrowings

Unsecured financing for the Group includes bilateral and
syndicated revolving bank facilities [with imtial terms usually
of five years, often exlendable], US Private Placements with
maturities up to 2034; the Sterling unsecured bond maturing
in 2029, and the convertible bond maturing in 2020.

Secured debt for the Group [excluding debt in Hercules
Unit Trust which is covered under ‘Borrowings in our jomnt
ventures and funds’] 1s provided by debentures with
maturities up to 2035,

Unsecured Borrowings and covenants

There are two financial covenants which apply across all of the
Group’s unsecured debt. These covenants, which have been
consistently agrecd with all unsecured lenders since 2003, are:

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

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

There are no incame or interest cover covenants on any of the
unsecured debt of the Group

The Unencumbered Assets of the Group, not subject to any
secunity, stood at £4 5bn as at 31 March 2020,

Although secured assets are excluded from Unencumbered
Assets for the covenant calculations, unsecured lenders benefit
from the surplus value of these assets ahove the related debt
and the free cash flow from them. During the year ended

31 March 2020, these assets generated £14m of surplus cash
after payment of interest. In addition, while investments in jomt
ventures do not form part of Unencumbered Assets, our share
of iree cash flows generated by these ventures is regularly
passed up to the Group.

Unsecured financial covenants

Secured borrowings

Secured debt with recourse to British Land is provided by
debentures with long maturities and limited amartisation.
These are secured against a combined pool of assets with
common covenants; the value of the assets 1s required to cover
the amount of the debentures by a minimum of 1.5 times and
net rental income must cover the interest at least ence. We use
our rights under the debentures to actively manage the assels
in the security poal, in tine with these cover ratios. We continue
to focus on unsecured finance at a Group tevel.

Borrowings in our joint ventures and funds

External debt for aur joint ventures and funds has been
arranged through long dated securitisations or secured
bank debt, according Lo the requirements of the business
of each venture

Hercules Unit Trust has two term bank loan facilities maturing in
2022 and 2023 arranged for its business and secured an praperty
portfolios, without recourse to British Land. These loans include
LTV ratios of 5% and 60%, and income based covenants.

The securnitisations of Broadgate £1,225m and Meadowhall
£585m have weighted average maturities of 10.4 years and

8.0 years. The key financial covenant applicable is to meet inlerast
and scheduled amortisation [equivalent to one imes coverl;
there are no LTV default covenants. These securitisations have
quarterly amortisation wilh the balance outslanding reducing to
approximately 20% to 30% of the original amount raised by
expected final maturity, thus mitigating refinancing risk.

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

a2 (O Ay s 2020
AT R N ' Y N Yo
Net borrowings to adjusted capital and reserves 34 29 29 29 40
Net unsecured borrowings to unencumbered assets 29 26 23 21 30
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MANAGING RISK IN DELIVERING OUR STRATEGY

Effective risk management

Effective risk management is integral to our objective
of delivering sustainable long term value.

Our risk management framework

For British Land, effective risk management is a cornerstone
of our strategy and integral to the achievement of our objective
of delivering sustainable long term value. We maintain a
comprehensive risk management process which serves 10
identify, assess and respond to the range of financiat and
non-finanrial risks facing gur business, including those risks
that could threaten solvency and liquidity, as well as to identify
emerging risks. Dur approach is not intended to eliminate risk
entirely, but instead to manage our risk exposures across the
business, whilst at the same time making the maosl of

our opportunities,

Ourintegrated approach combines a top down strategic view
with a complementary botlom up operational process outlined
in the diagram below. The Board has overall responsibility for
risk managernent with a focus on determining the nature and
extent of exposure to the principat risks the business 1s willing
Lo take in achieving its strategic objectives. The amounl of risk
15 assessed in the context of gur business model and the
external environment in which we operale - this js our risk
appetite. It is inlegral both to aur consideration of strategy and
to our medium term planning process.

Our integrated risk management approach

TOP DOWN

Strategic nisk management

The Audit Comrnitlee takes responsibility for cverseeing the
effectiveness of risk management and internal control systems
on behalf of the Board and advises the Board on the principal
risks facing the business including those that would threqlen
its solvency or Liquidity.

The Executive Directors are responsible for delivering the
Company's strategy, as set by the Board, and managing risk.
Our risk management framework categorises our Hisks intu
external, strategic and operational risks. The Risk Commuttee
[comprising the Executive Commiittee and sentor management
across the buziness and chaired by the Chief Financial (fficer)
1s respensible for managing the principal risks in each category
in order to achieve cur performance goals.

Whilst ultimate responsibility fer oversight of risk management
rests with the Board, the effective day-to-day management of
risk is emnbedded within our operational business units and
forms an integral part of how we work. This botterm 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. Each business unit maintains a
comprehensive nsk register. Changes to the register are
reviewed guarterly by the Risk Cammittee, wath significant and
emerqging risks escalated to the Audit Committee.

shout the Boaard and Aucs Carmenrtes’s sk e e el

BOTTOM UP

Operational risk management

BOARD / AUDIT COMMITTEE

Revigw external enviranment
Robust assessment of principal risks
Set risk appetite and parameters

Determine strategic ackon pents

v

A

Assess effectveness of risk management systerms
Report on principal risks and uncertaintics

RISK COMMITTEE/ EXECUTIVE DIRECTORS

Identify principal risks

Dircct delivery of strateguc actions in line with
risk appetite

Manitor key risk imdicators

v

~
Consider completeness of identified nisks ana
adequacy of mitigating actions
Consider aggregation of risk exposures across
the business

BUSINESS UNITS

Exerute strateqic actions

Report on key risk indicators

A 4
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A

Report current and emerging risks
|[denify, cvaluate and mitigate operational risks recorded in nsk register



Our risk appetite

b FEPITE CTT I U T PP UPRC S N

e e
S

Investment strategy -

Execution of targeted acquisitions and disposals in bne with capital allocation plan PN
loverseen by Investment Cammittee)

- Annual IRR process which forecasts prospective returns of each asset

- Percentage of portfolic in non-core sectors

o7

Development strategy - Total development exposure <15%

of investment portfolio by value <

- Speculative development exposure <8% of investment portfolio by value

Capital structure -
were to rise to previous peaks
- Financral covenant headroom

Finance strategy -

- Progress on execution of key development projects against plan

Manage our leverage such that LTV should not exceed a maximum level if market yields AN

Period until refinancing s required of nat less than two years AN
Percentage of debt with interest rate hedging [spot and average over next five years)

People - Voluntary staff turnover FAS
- Employee engagement
Income sustainability - Market letting risk including vacancies, upcoming expiries and breaks, and speculative <>

development

- Woeighted average unexpired lease term

Concentration of exposure to individual customers or sectors

T Increase

Key: Change innisk appetite Irom last year

Qur risk appelile is reviewed annually as part of the strategy
review process and approved by the Board. This evaluation
guides the actions we take in exccuting our strategy. We have
identified a suite of Key Risk Indicalors [KRIs] and defined
specific tolerances for each [summarised above]. These are
reviewed ouarterly by lhe Risk Committee, to ensure that the
activities of the business remain within our risk appetite and
that our risk exposure 1s well matched to changes inour
business and our markets. These include the most significant
Judgements affecting our risk exposure, including our
investrnent and development strategy; the level of cccupationat
and development exposure; and our financial leverage.

Whilst our appetite for risk will vary over time and during the
course of the property cycle, in general we mamntain 3 balanced
approach to risk. The Board considers our overall risk appetite
in the year s broadly unchanged from last year. Over the last
few years we lowered our financial risk whilst accepting an
increase 10 our risk relaling to the more operational nature of
property, reflecting market trends and our strategy.

<> Mo change . Decrease

Given the backdrop of economic and political challenges,
we have continued to actively manage our incremental risk
exposure by maintaining:

- high cccupancy of 97% across our assets and proactively
managing our exposure to ingividual occupiers and seclors.

- adisciplined approach to development including using a
broad range of contractors and closely monitering them,
coupled with our successful pre-letting strategy.

- an efficient capital structure and liquidity position. Based on
our current commitments, avalable bank facilities and debl
maturities, we have no requirement to refinance until 2024,
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MANAGING RISKIN DELIVERING OUR STRATEGY CONTINUED

Our risk focus

The general nisk environment in which the Group operates has
increased over the course of the year, which is largely due 1o
the continued level of uncertainty associated with the Brexit
process, the challenging UK relaill market and weaker
investment markelts. This has been compounded more
recently by the Covid-17 outbreak.

Covid-19 presents a new and major risk o the business. As yel,
it is impossible to fully predict the impact on the glabal and UK
economy and thus the consequential impact on our business
and our key markets. The Board will continue to closely
monitor and adapt Lo the developing situation and its effect on
the Company, although the Board is reassured by the strength
of our balance sheet, our igh quathy diverse puitiuliv ul assels
and operational expertise; which means we are positioned to
protect our business through the near term period of
uncertainty We have considered the polential impact of
Covid-19 an each of gur principat risks, which are set out an
pages 82 to 87, We have robusl crisis management and
business continuity plans in place and have acled swiftly in
deating with the exceptional challenges posed by Covid-19;

our focus is ta ensure the safety of our people, our assets

are securely maintained and to support our custamers

and suppliers,

Brexit conlinues to be an area of specific focus, which 15
monitored and actively managed, supported by a dedicated risk
checklist. Whilst the UK General Election in December 2019
has enabled the Government to move forward and the UK

to formally leave the EU on 371 January 2020, any significant
impact will only be telt when the transilion peniod ends un

31 December 2020 {or such other date that is agreed). Until new
trade and international agreements and arrangements have
been finalised, the risk will remain elevated due to the
continuing uncertainty around the economic, paolitical and
regulatory outiook.

We are continuing to monitor external avents and our primary
areas of focus have been to mitigate risks, where practical,

in our construction supply chain, in our operational day-to-day
property management and our crisis management plans; and
we remain alert to potential uncertainties caused by Covid-19
and Brexit which could adversely impact investment, capital,
financial, occupier and labour markets.
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During the year, the Risk Committee has also focused on some
key operational risk areas across the business including:

retailer tenant risk and managing our exposure Lo customers

or sectors in a more challenging market backdrop

- covenant strength ol potential construction contractors to
mitigate our future exposure

- health, safety and environmental risk management. Qur

Health and Safety managernent system was re-certified

under BS OHSAS 18001

climate change which is increasingly important lur tisk

management. The Risk Committee is overseeing the

Steering Committee's progress towards TCFD compliance

- onquing data privacy programme and implementation

- payment gperations and key finatitial cuntiuls

- procurement and new supplier onbearding process

- internal audit and implemenling control findings, including a
review of Information Security policies and key controls

- on site compliance audits across our assets

Our principal risks and assessment

Our risk management frarnework is structured around the
principal risks facing British Land. The Board confirms that a
robust assessment of the principal risks facing the Company,
including those that would threaten its business madel, future
performance, solvency or liquidity, was carried aut during the
year and more recently taking into account the current
Covid-19 risk and economic and political environment.

The current principal risks facing the Group are summarised in
the diagram opposite and described across the following pages.
Whilst we consider there has been no matenal change to the
nature of the Group's principal risks, not surprisingly several
risks have increased as a result of the chatlenging externat
environment and significant ongoing uncertainty. At last year
end, we flagged the economic outlook, pelitical oullook,
investment and occupier demand, our investrment strategy and
incorme sustainability risks as elevated. Dur current
assessment 1s that these risks remain heightened, but alsa:

- The emerging threat from Cowvid-19 is incorporated within
our catastrophic business event principal risk [but will also
impact other principal risks). Whilst it is not possible to fully
predict 1ls impact, we expect Covid-19 to adversely impact
the economic outlook and present an increased risk to the
investment and occupier markets as well as to our peaple,
our investrment strategy and income sustainability
principal risks,

- The dynamics in the affice and retail markets are very
different and thus the risks of investment and occupier
demand should be assessed separately; with retail already
showing a much increased risk profile. The risk outlook for
offices is also elevated but to a lesser extent than retail.



The principal risks are summarised below [and delailed on pages 82 to 87], including an assessment of the gotential impact and
Likelihood and how the risks have changed in the year, together with how they relate to our strategic priorities.

Qur risk assessment

| I RN

External risks B o Risk heat map
n Economic oullonk ) /]\
n Political and regulatory o
W outlock o o
g Office investment
o market ~ He 1
Retall investment
— .. markel - — T
Office occupser market T
Retait occupier markat 0
- - . [ -
Avalability and cost b=
u of finance _ o g -g
Catastrophic ~ z!
- ‘business event /I\_ E

Internal risks - strategic

Investment strategy _ T
Development sirategy _“ =
Capital struclJré o <
Finance strategy a o <

Internal risks - operational

Peaple 28 \

\ﬁcgEgstamabiUty _ _/" Impacit__

Other Group risks

In additicn to aur principal risks, there are also a number of other risks that are largely operational in nature and are
managed centrally with appropriate processes and mitigation ptans in place.

These risks comprise:

A. Operating model including reliance on third parties E. Fraud and corruption
B. Culture F. Comptliance and legal framewark
C. Information systems and cyber security G. Supply chain management

D. Effective control environment

Key

Strategic priorities Change year on year
Cuslomer Orientation <> No change
R{gh{@es T Increase B
Carpiigﬁf'\ciern; J, Decrease )

Expert People

Note The abave illustrates principal risks which by their nature are those which have the potential to significantly smpact the Group's strategic
objectives, financial position or reputation. The heat map hightights net risk, after taking account of principal mitigations. The arrow shows the
movement from the 2012 paint
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P " "
Externalrisks
Risks and impacts

How we monitor and manage the risk

pal risks

Change in risk assessment ih year

Il Economic outlook

The UK econamic climate and future -
movements in interest rates present

risks and opportunities in property and
financing markets and the businesses

of our customers which can impact both -
the delivery of our strategy and our

financial performance.

B Political and requlatory outlook

Signiticant political events and regulatory -
changes, including the decision to leave the
EU, bring risks principally in three areas:

reluctance ef jnvestors and businesses
to make investrment and occupational
decisions whilst the outcome
remams uneertaimn

- or determination of the outcame,
the impact an the case for investment
in the UK, and on specfic policies and
regulation introduced, particularly those
which directly impact real estate or
our customers

- the potential for a change of leadershin
or pohitical direction

Key

The Risk Committee ~eviews the economic
environment in which we operale quarterly tc assess
whether any changes to the ecoromic outlook ustify
a reassessment of the risk appetite of the business
Key indiators nctudicg forecast BDP growth,
employmer( rates, business and consurmer
confidence, interest rates and inflation/deflation are
considered, as well as central hank guidance and
government policy updates

We stress test our business plan agamst a dowrturn
in economic outlook to ensure our finanuial posibior
15 sufficiently flexible and resilient

Qur regilignt DUgIness trodel (nenses o hegh
guality portfolic underpinned by our balance sheet
and finanoal strength.

Whilst we are not able tointluence the cutcorme of
significart political events, we do take the
uncartairty related to such events and the range of
possible outcomes into account when making
strategic investrment and hnancing decisions
Internally we revicw and montor proposals and
ermerging policy and legislation to ensure that we
take the necessary ¢'eps (o enanre comphanee  f
applicable Additionally, we engage public affairs
consultants to ensure that we arc properly briefed
an the potential policy and regulatory irmnplicatians
of political everts We also manitar public trust

in businese.

Where appropriate, we act with other inaustry
participants and representiative bodies te contnibute
to pol.cy and requlatary debate We monitor and
respond to soc.al and polincal reputational
challenges relevant to the industry and apply our
own evidence-based rescarch to engage in thought
leaderstup discussions, such as with Design for Life

L4

Change in risk assessment from last year

T Increase
<2 Nochange

J/ Decrease
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Ecanarme growth remained volatile throughout the
year The cutcome of the Genera! Election and Brext
withdrawal aeal had inihally been positive for the UK
ccanomy, however, the recent Cevid - 19 outoreak has
deraled any revival in the JK coconemic outlook

GNP forecasts for 2020 have conlinued to reduce wth
many commentators predicting the impact on the
cconomy will be deeper than the post Gloval Financial
Crisis downturn, with the trajectory of recovery
difficull Lo forecast

Also, farture Lo achieve a UK-EU arrangament
conducive to trade 15 also a key risk to the outlook for
the UK economy

Strong levels of government spending and measures
announced by the Bank of England to lower interest
rates will initially help mitigate some of the impact of
Covio-1%

Cowd-19. Lnaking anead, whilst the long term
econamic impact of Covid-1% 15 hard to predict, the
economy faces a challanging shert term ontlook, wth
an ncreased risk pused by a global recessicn. Whilst it
15 inevitable that aur busiress, Like many others, wall
be negatively impacted; our business has a strong
balance sheet and clear long term strateqy.

The oolitical nisk outleuk remains hign dictated by the
national and global respunse ta Covid 19 and there
remains significant uncertanty untl our future
relationship with the EU has been determined
Furihermore, the global geopoltcal and trade
ervironments remaim uncertain

Cowid-17 1t 15 not possible ta precict Tully the impact
Covid 1% and Broxt will have on our

business and our markets, but we are well placed o
respend proatlively to the key risks and Fave modelled
varigus scenaros as part of our five-yea- forecasis




Risks and impacts How we monitor and manage the risk

Change in risk assessment in year

B Commercial property investor demand

Reduction in investor demand for -
UK real estate may result in falls in

asset valuations and could arise from
variations in:

The Risk Committes reviews the property mar ket

nuarterly to gssess whether any changes to tne

market outlonk presert r sks and oppartunities

which should ve reflected in the executon of

cur strategy and our capital alocation plan.

The Committee corsiders ind cators such as the

margin between property yields and borrowing

costs and property capital growth forecasts, which

are consiaered alongside the Committee members

wnowtedge and expenience of markel activty

and lrends

- We focus on orime assets and sectors whech we
peueve will be :ess susceptible over the medium
term to a reduction in occupler and investor demand.

- We mantan strong relabenships with agents and

direct investors active In the market.

We stress Lest our husiness plan for the effect of a

change in property yields,

- ne health of the UK econamy
the attractreness ol inyestment in
the UK

- availability of finance

- rewative aitrachiveness of other
asset classes

Underlying income, rental growth and -
capital performance could be adversely
affected by weakening occupier demang

and occupier failures resulting from
variations in the health of the UK economy

and corresponding weakening of

consumer confidence, business activity

and investment. _

The Risk Cammitiee reviews indicators of noccupler
demand quarterly including consumer confidence
surveys and employment and ERV growth forecasts,
alongside the Commuttee members’ knowledge

and experience of occuper plans, trading
performance and leasing activity in guiding
execution of our strategy.

We have a high quallty, dversiied accupler base
ard monitor concentration of exposure to ndiidual
ocrupeers or sectors. We perfarm rigorous occupier
covenant checks ahead of approving deals and

on an ongoing basis so that we can be proaclive

In managiry caposure to weaker occupiers

Through our Key Occupier Account pragramme,

we work tegether wilh cur customers to find ways
to best meet therr evolving reguirements

Dur sustainability strategy links action on custarner
health and wellbeing, encrgy efficiency, community
and rustaimable design to our business strategy
Qur social and environmental targets help us comply
with new legistation and respond ta customer
demands; for example, we expect all our current
new developments Lo achieve a BREEAM Excellent
or above rating

Changing consumer and business practices
including the growth of internet retailing,
flexible werking practices and demand for
energy efficient buildings, new technologies,
new legislation and alternative locations

may resultin earlier than anticipated -
obsolescence of our buildings if evolving
occupier and regulatory requirements are

not met. -

-~ London Offices

- lnvestment valumes were law but picked up i the
f mal quarter of 201% foliowang the UK election ana
Brext outcame However, inthe wake of Cowd-19%,

a numoer of trarsachians Fave been cancelled
or postpcred

- Covid-19 We expect mvestar confidence and volumes
will be impacted nthe short term However, in the
longer term we expect market furdamentals o
continue to faveur London Offices as yields rermam
attractive compared to many cther Europeaﬁ rmar<ets,
and tondon is censidered a relatively safe haven

T Retail

- Investment markets were significantly weaker,
reflecting challenges ir the accupaticnal market
Liquidily cdid return to certain parts of the market,
with a pick-up in transactional actiity, particulaly in
retail parks, but this has not continued as a result of
Cowid-17

- There has been imited Liquidity and a lack of
transactional evidence, particularly for larger Lot si7es,
and as a result we nave seen significant outward yvielo
shift tor prime assets.

- Cowid-19- We expect the retall investrment market will
remain chalienging and materially weaker as a resull
of Covid-1%. We remain commitied to our pian to
refine our Retail porttolio, however. we recogrise that
making progress with sales in the carming period walt
be rmare difficult,

T London Offices

- Over the year, occuper demand for high quality,
well located London offices has remained slrong
with take up in our rmarkets, ahead of the long Lterm
average. However, aclivity has slowsd since March 2020
rid Cavd-17 15 likely to ‘mpact same affice occuprers
Covid-19: Whilst 1t s toc early to prediuct the ‘uil impact
of Covid-17 and 1ts effect on how oflice accupiers wil
want lo ubilise therr space, it is Likely to accelerate the
angaing trend for hexble working, and trends far hat
desking and increased densification may slow Alsoa
reduction ir rental growth & possible as decisian
making goes on hold. Howeyer, office supply tor large
actupiers remalns imited and interest levels remain
robust for the best quality space Qur London
rampuses continde to appeal to a oroader range of
businesses and are effectively full.

/]\ Retail

- The retan ozcupational market has remaired tough
and the challenges facing UK retal have been
campounded by the Covid-19 lockdown In the short
term, this s playing out In several ways, including rent
reductions, rent deferments and non payrnent,
but alsc an increase m retaders entering CYAS
or administraticns

- Cowvid-1%- The outlook will remain challenging as the
structural changes facing retail accelerate and we
expect lurther retailers will fail. Our focus 15 on
helping the custemers who are hardest bt Bul with
otherwise sound business models We have 2
pragmatic approach to leasing to maintain occcupancy
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PRINCIPAL RISKS CONTINUED

External risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

- Availability and cost of finance

Reduced availability of finance may -
adversely impact ability to refinance debt
and/or drive up cost.

Regulation and capital cosis of lenders may

increase cost of finance

- Catastrophic business event

An external event such as a civilemergency, -
including a large-scale terrorist attack,
cybercrime, pandemic disease, extreme
weather occurrence, enviranmental -
disaster or power shortage could severely
disrupt global markets [including property
and finance] and cause significant damage

and disruption to British Land’s portfolio,
aperations and people.

Key

Market borrowing rates and real estate debl
avallability are manitored by the Risk Cemmitles
quarterly and reviewed regularly in urder to guise
our financing actions n execuling our strategy

We martar our projected LTV and our debt
reguirements using several internally generated
reports focused on borrowing levels, debl maturity,
avallable facilimies and interest rate exposure,

We maintain gead lang term relationships with
our key linancing partners

The scale and guality of sur business enanles us
accesas a dverse range of sources of finance with 3
spread of repayment dates We aim always to have
a good level of undrawn, commutted, unsecured
revolving faciliies to ensure we have adequate
tinancing avalabiuty to support husiness
requirements and opportunities

We work with industry bodies and olhier relevant
argamsations to participate .n debate on emerging
finance regulations where our intereats and those of
aur industry are affecled

We maintain a comprehensive £nsis responst plan
across all business units as well us a head affice
business continuity plan.

The Risk Commuttee monitors the Home Office
terronsm threat level and we have access ‘o secunty
threat information services

Asset emergency procedures are regularly reviewed,
and scerarotested Physical security measures are
in place at proporties and dove.opment sites.

Our Sustainabiuly Commitiee continues o menitar
environmental risky dild we Have eslablizhod a
TCED Steering Comrmittee to review our
management processes far climate-related rivks
and opportunities Asuvet risk assessments are
carried out to assess s range of nsks including
secunty, flend, environmental and health and safely
We have Implemented corparate cyber secunty
systems whith are suppiemented by incrdent
management, disaster recovery and business
cantinutly plans, all of which are reguiarly reviewed
ta be ahle to respond o changes 0 the threat
\andscape and organisatienal reguirements

We aluo have approprate insurance in place across
the portfolic for physical darmage

Change in risk assessment from last year

T Increase

£ No change

d Decrease
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Markets have been adversely affected globaly by
Cownd 19 Governments and central banks have

cut interest rates and increased economic shmulus

In response,

Inthe UK, lenders’ sppetite and suppart vares m
different debt rarkets For real estate, strength of
sponsor and guahity of property rermain key Avatablity
of inance for reldil assets has sign.ficantly reduced
Covid-1% British Land has maintained good access o
saurces of funds in the unsecured markets We acweved
good suppaert from aur banking group with cur new
F5G linked RCF of €450m and the extension of £#73m
of ather committed pank facilties far a further year

While the Harne Office threat Level from international
lerrorism has been reduced tc Substantial’, the
ermerging threat from Covid-19 1s incorporated witrin
our Catast ophic Dusiness event principal risk anad
means our 1esidual rsk assesement has increased
since the prior year, Under the new Cowid Alert
System, the threat level of Cawvid-17 on a scale of one
to five 15 currently rated four ['Severe’], but moving
towards level three (Substantal’] meaning some
wockdewn and social distancing measures need to
rermainin place

The wider use and enhancement of digital weohnoloyy
across the Group Increases the risks assooated witn
information and cyber secunty.

The awareness of cimute-relatea risks has becn
elevated 0 the year, although we nave al-eady

been focused an this for sorme tirme. We have a long
track record of focusing an sustarmsbility matters and
have a comprehensive strategy to address climate
change risks

Cowvid-19- We have robyst crnisis management and
business continuity plans in place and have acted
swiftly in responding to the exceptianal challenges
posed by Covid-19, our focus is to ensure the satety of
aur people. gur assets are securely marmtamed and Lo
support our custamers and suppliers, We protected
the interests of our employees by moving ta warking
from korme even nefore the lockdown



Internal risks
Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Investment strategy

In order to meet our strategic objectives,
we aim to invest in and exit from the right
propertias at the right time.
Underperformance could result from
changes in market sentiment as well
as inappropriate determination and
execution of our property investment
strategy, including:
- sector selection and weighting
urmieg of mvastnent znd divestment
decisions
- exoosure to develcpments
- asset, oncupeer, region concentration
- Co-nvestrment arrangemems

Development provides an opportunity for
outperformance but usually brings with it
elevated risk.

This is reflected in our decision making

process around which schemes to develop,

the timing of the development, as well as
the execution of these projects.

Development strategy addresses several

development risks that could adversely

impact underlying income and capital

performance including:

- development letting exposure

- construction timing and costs {including
construction cost inflation]

- major contractor fallure

- adverse planring Judgements

- Ourinvestrent strategy s determined to be
corsistenl vtk cur target row appet te and 15 based
91 the evaluation of tne external envirarmenrt

- Progress agarst the strategy and cenlnang
alignrent with ous ek appet t2 s discussed at
eacn Rigx Cormiites with reference to the praperty
markets ana the external ecororic env renment

~ The Boarg carr es aut ar annual review o’ the
sverail corporate strategy including the current
and prospective asset po-tfolio allocation

- Indmdua. investrent decisions are subject to
robust risk evaluation overseen by cur Investneant
Committee including conaideration of returns
relative to - sk adusted hurdle rates

- Rewiew of prospective performance of indmidual
assets and ther business plans.

We faster cullaborative recationships wath our
zo rvestors ard enter inta ownershp agreemaents
which balance the interests of the parties

- We manage our levels af tatal and speculative

development exposure as a proportion of the
investment portfolig value within a target range
carsidering associaled nisks and the impact on key
financial metrics Thisas manitor ed quarterly by the
Rizk Comrnttee alang with progress of
developments agamst plan

~ Prior to cormnmitting te 3 development, a detaled
appraisal (s undertaken. This includes consideration
of returns -elative to risk adjusted hurdte rates and
15 overseen by our Investrment Commitiee

- Pre-lets are used to reduce development letting nisk

where considered appropriate

- Campetitive tendering of construction contracts and,

where apprepriate, fixed price contracts entered nto

- Detailed sewcciion and close momtoring of
contractors incwding covenant reviews.

- Experienced development management team
closely monars design, construction and overall
delivery praocess
Caity engagement and strong ~elationships with
planning authorit es,

- We actively engage with the communities in which
we operate, as detaled im our Local Charter, to
ensure that our development activities consider the
irierests of all stakeholders,

- We rmanage enviranmentul and social risks across
our development supply chamn by engaging with our
suppliers, ncluding through aur Supplier Code of
Conduct, Sustainahility Brief for Devetoprments and
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We have a clear and consistent strategy to build ar
mcreasingly mixed dse business, facusee on thres
care areas, campus focused London Offices,
refucLsed Reta L and residential

We have a nlan to ~educe Retail to 23-30%, of aur
parttolic cver the redium term; based on today’s
values We have made progress on trus with £295m of
retadl sales, bringing the total since we s&t out our
pian ir Novemnber 7008 to ¢ £470m

Cowid-19 Making value-accretive sales will be rmare
challenging in the cur-ent market so we will only
progress or an opparturistic basis and wll conbirue to
allocale cap-al thooghtfully in Light of the current
rmarket corditions,

Developrnent 15 a key element of our investment case
as a fundarmental driver of valuc, but s inherently
higher risk, particutarly when pursued on a
speculative basis, We limit our development exposure
to 15" ot the total investment portfolio by value. wath a
maxmum of 8% to be developed speculatvely

We actively manage our development risk and
pre-lething our space 15 an important part of that
approach, Reflacting our contimued successiul leasing
actiity, 88% of our recently completed and cornmuitted
develapments are pre-let

Cowd-19 We chose to halt construction on our
cornmitted pipeline; however, work has safely
recommenced at atl sur major developments, albert
currently operating at much lower levels of
productiity due to reduced numbers of people on site
and amended working practices. Delays in
construction may lead to Increased cost and there 1s a
risk of disputes with development partners as tc who
bears the cast of delays. However, our comimitted
developments are close to completion and 88%
pre-let, Our speculative exposure 1s law at & 6% af tne
total investment portfalic, and we are unbikely to make
turther cemmitments until we have further clarity on
the macro outlook
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PRINCIPAL RISKS CONTINUED

Internal risks

Risks and impacts How we monitor and manage the risk Change in risk assessment in year

Capital structure - leverage

Our capital structure recognises the need We manage our use of debt and equity inance FEN
for batance between performance, risk to batance the benefits of leverage against
and flexibility: the risks, including magnification af property

leverage magnifies proparty returrms, valyation moverments.

both positive and negative - We aim to manage our lean Lo value LTV through
the property cycle such that our Einancial position
would remain robust in the event of a significant fall
i property values This means we do not agdjust our
approach to leverage based on changes In property
market yieds

- We manage our investment actiity, the s17e and
timing of which can be uneven, as well as aur
development commitments to ensure that aur
LTV level remains appropriate,

~ We leverage cur equity and achieve benefits of scale
while spreading rsk through joint ventures and
tunds which are typically partly financed by debt
withoul recourse Lo British Land,

Finance strategy

- anIncrease In leverage increases the
nsk of a breach of covenants on
harrowing tacilities and may increase
finance costs

Finance strategy addresses risks both to - Fwe key prncples guide cur financing, employed FEN
continuing solvency and profits generated. together to manage the nsks 0 this area: dwersify

our saurces of finance, phase maturity of debt

partfolio. maintain biquidity, mantain flexitnbity,

and maintain strong metrics

Faslure to manage refinancing requirements
rmay resull i a shortage of funds to sustan

the aperations of the business or repay
facilities as they full due - We monitor the period until inancing 1s required,

which 15 a key determinant of financing activity
Debt and capnal rnarker condiions are revewed
~egularly to :dentify financing opportunities that
meel our QUsINess reguirernents
Financial covenant headroam s evaluated regularly
and i comurctiGr with transactorns

- We are committed to mamntaining and 2nhancing
relationshps with aur key financing partners

- We are mindful of relevant emerging regulation
which hus the potential towmpact the way that we
finance the business

Key
Change in risk assessment from last year
T Increase

< Mo change

< Decrease
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- Overthe last few years we have lowered our

leverage and beneht from a sound hnancial position.
with a propartionally consobdated LTV of 34%

This financial strength provides us with the capaciy
to progress opportunities

Cowid-19- Given our debt covenant structure across

the Group, we could withstand a further fall in asset
values of € 45'% betore any miigating acbons

The scale of our business and quality of our assets
have enablea us to access a broad range of debl
finance on attractive termes. Ouring the year, we have
completed C550m of refinancing and extended £925m
of facilities

Our senjor unsecured rating was affirmed at

A" and our short term 10R was upgraded to

F1 dunng the year

Cowvid-19 We have £1.3bn of undrawn facilities and
cash and no requirement to refinance untl 2024



Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

People

A number of critical business processes and
decisions lie in the hands of a few peogple.

Failure to recruit, devetop and retain
staff and Directors with the right

skills and experience may result in
significant underperformance or impact
the effectiveness of operations and
decision making, in turn impacting
business perfarmance.

Income sustainability

We are mindful of maintaining sustaijnable
income streams which underpin a stable
and growing dividend and provide the
platform from which to grow the buginess.
We cansider sustamability of our mcame
streams in
execution of investment strategy and
capial recycling, notably timing of
reinvestment of sale procecds
- nalure and structure of leasing actmity

- nature and t.ming of asset management
and development activity

[ur HR strztegy s desigred 1o mimsmise r sk through

- anformed and shkilled recriizmen: processes

- talent performance menagement and succession
planting for key roles

- bignly cormpetitive campensation and berefrs
people development zand trairing

[te riskis measured through emplayee engagerment
surveys, employee turnover and retention metrics We
rmonitor this tarough volurtary staff turnover in add tion
1o conductng exi? nterviews.

We ergage wth our employees and suppliers to mike
clear our reque-rements inmanaging key misks includirg
health and safety, fraud and bribery and other sociat
and environmental risks, as detalled in car pehices and
coges of conduct

- We undertake comprehensive profit and cash flow
forecasling incorporating scenaro analysis to madel
the impact of proposed transact:ons.

- We take a proactive asset management approach to
maintain a strong occupier line-up We maonstor our
rmarket latting exposure including varancies,
upraming expinies and breaks and speculative
developrent as well as our weighted average
unexpired lease term,

- We have a high quality and diversitied occupier base
and monitor concentration of exposure to indvidual
oCcuplers ar sectors

- We are proactive in addressing key lease breaks
and expiries 1o minimise perods of vacancy.

- We actively engage with the commuruties i which
we operate, a5 detziled in our Local Charter,
ta ensure we provide places that meet the needs
of all retevant stakeholders

Qur peuple strategy 1s focuwed on creating a diverse
team with a range of skills and experncnces whao can
delwver Places People Preter

Over the year, we have continued to make significant
advarces i ersunng that British Land remans a
great place ta work, 50 that our employees remanr
Tmotivated and engaged to delver our strategy.
Covia-1% The Covid 19 crisis presents a health and
safety risk to our peopie and bas made day-to-day
operatons more difficulr and cormplex, and in the
medium term cur eperating model may need to
change The health and wellbeing of our people has
glways been our prignty and we wer e quick ta
encourage all ou- office-based staff to work from
horre We are providing the resources our people
necd to work effectvely from home, as well as actively
monitenng our stalf wellbeing during this prolonged
period of lockdawn

Qurincome streams are underpinned by high guality
assete and @ diverse occupier base with high
occupancy However cur income will be negatrely
impacied by the challenges facing the retail marke:
compounded by Covd-19

We continue to actively monitar our exposure Lo
ovcupiers at sk of defaull and administration and are
selective about the sectors and occupiers we larget
Cowid-19- We are mindful of the challenges facing

the retail market which has seen more retallers fail.
lo support our smaller retaid, food & beverage and
leisure custorner s facing financial challenges we have
heen offering rental reductions and for larger
areupiers rent deferrals Green the hkely impact of the
current orisis on occupiers, there is a risk of higher
levels of non-payment ot rent There 15 also a rnisk that
UK Government initiatives tempeoranily structuratly
alter the ongoing legal obligations of cccuprers to
meet their contractual commitments to landlords.

Ta preserve flexibility the Board has temporanly
suspended dividends until there is sufficient clarty

of outlook,
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Viability statement

Assessment of prospects

In the current situation il is ruch more difficult to forecaslt
given the lack of clarity on the extent and implications

of the Covid-19 pandemic. Consequently, the Board's
focus is on stress testing a five-year forecast based on
committed transaclions.

We have worked consistently over several years to ensure that
British Land has a strong and robust financial fooling and we
arc now beneéfitting from that-

- We have £1.3bn of undrawn facilities and cash

- Gur laverage remains low, with LTV of 34% at 31 March 2020

- We have a diverse customer base, with our largest occupiers
across Retail and Offices Lemy Teseo [7.8% of Retail rentc]
and Faceboaok [7.8% of Oifice rents]

- We have strong relationships with our debt providers,
and have agreed extensians to financing of £925m during
the year.

A five-year forecast is considered to be the optimuym balance
between the Group's long term business, underpinned by lease
lengths of 5.8 years and average debt maturity of 7.5 years,
offset by the progressively unreliable nature of forecasting in
later years particularly given uncertainty on the extent and
duration of the Cowvid-19 pandemic.

Assessment of viability

For the reasons outlined above, the period over which the
Directors consider it feasible and appropriate to report on the
Group's viability remains five years, to 31 March 2025.

The assumptions underpinning the forecast cash flows and
covenant compliance forecasts were sensitised to explore the
resilience of the Group to the potential impact of the Group's
sigmiicant risks and Covid-19.

The principal risks table on pages 82 to 87 summarises those
matters that could prevent the Group from delivering on its
strategy. A number of these principal risks, because of their
nature or potential impact, could also threaten the Group's
ability to continue in business inits current form if they were
to occur.

The Directors paid particular attention to the rick of a
deterioration in economic outlock which would adversely
impact property fundamentals, including investor and occupier
dernand which would have a negative impact on valuations,
cash flows and a reduction in the availability of finance In
addition, we have sensitised for the potential implications of a
catastrophic business event. The remaining principal risks,
whilst having an impact on the Group's business model, are not
considered by the Directors to have a reasonable likelihood of
impacting the Group's viability over the five-year period to

371 March 2025,
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The most severe but plausible ‘downturn scenario’, reflecting &
severe economic downturn and exlended Covid-19 pandemic,
incarporated the following assumptions:

- Avreductionin occupier demand and impact on income
sustainability; reflected by an ERV decline, occupancy
decline, increased void periods, development delays, no new
lettings during FY21, the impact of 100% of our high risk and
50% of cur medium risk tenants entering admimstration,
and the inability of cur remaining Retail tenants [excluding
essential slures) and ¢.20% of our Office tenants by value to
pay rents for an extended period.

- Areduction in investment property demand to the level seen
in the last severe downturn in 2008/2009, with outward yield
shift to 8% net inifial yield.

The outcome of the ‘downturn scenano’ was that the Group's
covenant headroom an existing debt [i.e the leval at which
Investrnent property values wonld have to fall before a financial
breach occurs) reduces from 45% to, at 1ts lowest level, 5%,
prior to any mitigating actions such as asset sales, indicating
covenants on existing facilities would not be breached.

Based on the Group’s current commitrments and available
facilities there is no requirement to refinance until 2024. In the
normal course of business, financing is arranged in advance of
expected requirements and the Directors have reasonable
confidence that additional or replacement debl facilities will be
put in place prior to this date:

in the downturn scenario the refinancing date reduces to

mid 2022. However, in the event new finance could not be
rased rmitigating actions are availahle to enable the Group to
meet its future Liabilities al the refinancing date, principally
asset sales, which would allow the Group to continue to meets
its liabilities over the assessment period

Viability statement

Having cansidered the forecast cash flows and covenant
compliance and the impact of the sensilivities in combination 1n
the "downlurn scenario’, the Directors confirm that they have a
reasonable expectation that the Group will be able to continue
in cperation and meet its liabilities as they fall due over the
period ending 31 March 2025,

Going concern

The Directors also considered it appropriate to prepare the
financial statements on the going concern basis, as explatined
in the Governance Review.

T roae e e N SIS GO Caroe T, G0 page 12



The Strategic Report was approved
by the Board cn 26 May 2020 and
signed an its behatf by

Chris Grigg
Cnig* Execulive
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| am pleased to present
the 2020 Corporate
Governance Report

The Board’s responsibility for leading the Company

and overseeing the governance of the Group continues to be
supported by a robust structure which allows for constructive
debate and challenge by all Board members. This approach
enables the Directors to make effective decisions, at the right
time and based on the right information.

1 am pleased to present the Corporate Governance
Report for the year ended 31 March 2020.
Governance underpins the way in which the business
of the Group is managed, our behaviour and cur
carporate culture. This year, we are reporting
against the 2018 UK Corporate Governance Code
[the "Cade’) available at www.frc.org.uk. | arm pleased
with the standards of governance the Board
continues to uphold and the Board cansiders

that the Company has complied with the Code
throughout the year.

An additional requirement this year is to include a
statement on how the Board has had regard to the
matters set out in s172(11(a) to [f} of the Companies
Act 2006. This statement can be found on page 33
and highlights that we continue to ensure that
Directors have the right inforrmation on which to
make decislons. This is supported by our strong
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engagement with the key stakeholders in our
business, including employees, suppliers,
custormers, local autharities, partners, communities
and shareholders further details of which can he
found on pages 74, 97 and 114, 117.

As | stated in my introduction to this Annual Report
and Accounts, our purpose 1s ta create and manage
outstanding places which deliver positive outcomes
for att our stakeholders on a long term, sustainable
hasis. We call this Places People Prefer; we have
articulated it tha! way for more than six years, but it
has underpinned the way we do business for much
longer. From prowiding the best space and the right
services to delivering great buildings, it is the input
we get fram all our stakeholders that enables us to
do this well. Engaging with themn and having regard
to our broader impact on the environment is
therefore always factored into our decision making.



The Board formally satisfies itself that the matlers in s172 have
been taken into account by consulting a checklist included with
decision papers, setting out which of the factors are relevant to
the decision and where in the paper they are discussed.

Covid-19
The way in which we have responded to the Covid-19 crisis

demonstrates that the interests of cur stakeholders are fully
integrated into our decision making. Key considerations included:

- interests of employses in moving to working from home
befare the lockdown;

- relationships with cuslormers in forgiving or deferring rent;

- safely and needs of our suppliers in closing down and safely
reopening construction sites;

- impact on the communities by providing further contributions
to the Community Investment Fund;

- consequences of supparting our customers to preserve long
term value for shareholders; and

- balancing all of the above with the interests of shareholders
and the decision ta suspend the dividend.

CSR Committee

We have ihis year introduced a new commiitee, the Corporate
Social Responsibility [CSR] Committee. The CSR Committee,
chaired by Alastair Hughes, is our prescribed mechanism for
workforce engagement in accordance with Provision 5 of the
Code. Further details can be found in the CSR Committee report
on page 114. We believe that having a committee responsible for
engagerment with the workforce provides greater resource at
Board level dedicatled to engagement than designating a single
non-executive director.

Board changes

In April 2020, William Jackson had served nine years on the
Board and although we had announced he would step down at
the end of the AGM in July 2020, we have asked William, and he
has agreed, given the currenl uncertainty braought about by
Covid-19, to stay on the Board for up to a further 12 months.
Freben Prebensen has been appointed as William's successor
as the Senior Independent Director and Alastair Hughes will
replace Williarm on the Nominaticn Committee, with both
changes becoming effective at the end of the 2020 AGM.

The Board has appointed Irvinder Goodhew as an independent
Non-Executive Director with effact from 1 October 2020,
Further details on her appointment and experience can be
fournd on page 105

All Directorsin role at 31 March 2020 will stand for re-electian
at the 2020 AGM.

This year we carried out an internal evaluation of the Beard.
Details of the process undertaken and a summary of the
outcornes are set out on pages 100 to 101.

Directors’ Report

Chairman’s introduction 20
Board of Directors 92
Stakeholder engagement statement 26
Corporate Governance Report 98
Report of the Nomination Committee 104
Report of the Audit Committee 108

Report of the Corporate Social

Responsibitity Committee 114
Workforce engagement staternent 116
Directors’ Remuneration Report 118
Directars’ Report and additionatl disclosures 134
Directors’ respensibilities statement 137

Compliance with the UK Corporate
Governance Code

In addition to the reports listed above,
the following sections of this Governance
Report outline how the principles of the
Code have been followced:

Board Leadership
& Company Purpose
Mare an page 98

Division of
Responsibilities

Muore on page 99

Composition, Succession
& Evaluation

More o0 page 10D

Audit, Risk Management
& Internal Control

Mare on page “01

Remuneration

Maro on page 102

HEHBEBE

This year's AGM will unfortunately not allow the usual level of
engagement between the Board and shareholders at an open
meeting because of the restrictions in place as a result of
Covid-19, but we would urge you still to cast your vote by
appointing the Chairman of the meeting as your proxy.

oo dhon

Tim Score
Non-Executive Chairman
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BOARD OF DIRECTORS

Driving success

Our Board develops strategy and leads British Land

to achieve long term success.

Tim Score

Non-Executive Chairman

Appointed as a Non-Executive Directar
i March 2014 giid as Chairrman in July 2019,

Skills and experience

T has sigmificant expertence in the rapidly
evotving glubal technology landscape and brings
yaars of engagement both with mature ecanarmies
and emerging markets to the Board.

He 15 a non-executive director of Pearscn plc and
HM Treasury and sits on the board of trustees of
the Royal National Theatre Tirnwas formerly
rhief financial otficer of ARM Heldings PLC and
held serior finanaial positions at Rebus Group
Lirruted, Wilbam Band ple, LucasYarity plc

and BTR ple. From 2005 to 2014, he was a
non-executive director of National Express Group
PLC including time as infrrm chairman and

six years as senior independent director,

William Jackson

Non-Executive Director

Appointed as a Non-Executive Director
i Apeil 20171 and Senior Independent Director
i July 2017,

Skills and experience

Williamn's experience spans business operatians
and financial planning He 1s Managing Partner of
Bridgepont, one of Europe's leading private equity
groups, which he has led since 2001, Withiam has
served on 3 wide range of UK and international
boards during his career and has exlensive
progerty experience,

Williarm waill be stepping down from the Nomimation
Comrmittee and as Senior Independent Director
at the end of the 7020 AGM. He will be succeeded
by Alastair Hughes and Preben Prebensen
respectively. He will seek re-election for a period
of not more than 12 months.

i

Appointed to the Board in January 2009,

Chris Grigg
Chief Executive

Skills and expericnee

Chnis Grigg has been Chief Executive of Brtish Land
since 2009, Throughout this last decade, he has put
placemaking, wellbeing, sustainability and design
excellence at the heart of British Land's approach
o real estale. This is surnmed up n the company's
strategic focus on creatng ‘Places Peaple Prefer”
Chris has alsc focused on balancing diversity at all
levels wathin Briush Land and achively champoned
diversity across the property sector.

Untl Novermnber 2008, Chns was Chief Executive of
Barclays Commaercial Bank, having juined Barclays
in 2005 Priorto that, Chris spent over 20 years at
Goldman Sachs. Chris 1s a Non-Executive Director
of BAF Systems ple where he also sits on the
Caorporate Responsibiliy Coramittec, and ts on the
Executive Board of the European Public Real Estate
Association [EPRA}

Preben Prebensen

[] [&]

Senior Independent Non-Executive Director

Appointed as a Non-Executive Director
i Septernber 2017

Skills and experience

Preben has 30 years” experience in drwving long
term growth for British banking businesses

He has held the position of chief executive of Close
Brothers Group ple since 2009 hut s expected to
step down 1n 2020, Preben was formerly the chief
investrment officer of Catlin Group Limited and
chief executive of Wellington Underwriting plc
Priar to that he neld a number of senior positions
at JP Morgan.

Preben will succeed Willlam Jackson in the role

nf Senior iIndependent Director at the end of the
2020 AGM.
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Simon Carter

Chief Financial Otficer
Appointed to the Board in May 7018,
Skills and experience

Simon has extensive experience of inance and
the real estate sector. He joined British Land from
Logicor, the owner and operatar of European
Ingistics reat estate, where he had served as

chiet financiat officer since January 2017

Prior to Joining Logicor, from 2315 10 2017

Simoen was finance director gt Quintain Estates

& Development Plc, Simon previously spent over
10 years with Briush Land, working in a variety of
financial and strategic roles and was a member
of our Executive Committee trom 2012 until his
departure in January 2015 Simon also previgusly
worked for UBS :n fixed incame and quatitied as a
chartered accountant with Arthur Andersen

Laura Wade-Gery

Nan-Executive Director

Appointed as a Non Executive Director
n May 2015,

Skills and experience

Laura has deep knowledge of digital
transformation and customer experience and
brings her experience leading business change
management to the Board,

She 1s a non-executve director of John Lews
Partnership plc and Oeputy Chair of NHS
Improvement. Previously, Laura was exccutve
director Multi Channet at Marks and Spencer
Group ple, served ma number of senor posiions
at Tesco PLC ncluding chief executive officer of
Tesco cam and was a non-executive director of
Reach PLC [formerly known as Trimity Mirror plc).



Lynn Gladden

Non-Executive Director

Appointed as a Mon-Execative Diractar
in March 2015,

Skills and experience

Lynn 1= recognised as an authority inworking at
the interface of advanced technology and industry.
Her critical thinking and analytical skills bring a
unique dimension to the Board.

She s Shell Professar of Chemical Engimeering at
the University of Cambridge and was appointed as
Executive Chair of the Engineering and Physicat
Sciences Research Council in 2018 She s also a
fellow of the Royal Society and Royal Academy

of Engineering.

Rebecca Worthington

Nen-Executive Director

Appointed as a Naon-Executive Director
n January 2018,

Skills and experience

Rebecca has extensive bsted property sector
experience and brings key commeraial acumen
to the Board.

She s chief financial officer of IA5A Services
Lemited and was formerly group chief operating
officer, having previously been group chief finance
officer, of Countryside Properties PLC, Rehecoa
also spent 15 years at Quintain Estates ang
Development PLC as hinance director before
becaming deputy chief executive.

She was also a non-executive director and chair of
the audit committee at Hansteen Holdings plc until
March 2018, and a non-exacutive directar of Aga
Rangemaster Group ple until September 2015.

She qualified as a chartered accountant with
Pricewaterhouse Coopers LLP.

Alastair Hughes

Non-Executive Director

Appointed as a Non Executive Director
in January 2018,

Skills and experience

Alastair has proven experience of growing —eal
estate companics and is a fellow of the Royal
Institution of Chartered Surveyors.

Alastairis a non executive director of Schroders
Real Estate Investment Trust Limited, Trnitax Big
Box REIT and QuadReal Property Group, with over
25 years of experience 1n real estate markets

He is a former director of Jones Lang LaSalle Inc.
[JLL) having served as managing director of JLL
in the UK, as CEO for Europe, Middle East and
Atrica and then as CEQ {or Asta Pacific

Alastair will join the Nomination Comrmuttee at the
end of the 2020 AGM.

Brona McKeown

General Counsel and Company Secretary

Appointed as General Counsel and Company
Secretary in January 2018

Skills and experience

Before jnining British Land, Brona was

General Counsel and Cormpany Secretary of

The Co-operative Bank plc far four years as part
of the restructuring executive tearn. Immediately
prior to that she was Interim General Counsel
and Secretary at the Coventry Building Society.
Until Octeber 2011, Brona was Global General
Counsel of the Corperate division of Barclays
Bank plc, having joined Barclays in 1998

Brona trained and spent a number of years

at a large Crty law hirm

Nicholas Macpherson

Non-Executive Director

Appointed as a Nan-Executive Director

in December 2016,

Skills and experience

Nicholas has directed arganisations through beth
fiscal and strategic change management and
brings this vital expertise to the Baard.

He 1s chairman of C Hoare & Co and a directer of
The Scottish American Investment Company PLC
Nicholas was the Permanent Secretary to the
Treasury for aver 10 years fram 2005 to March 2014,
leading the department through the financial
crisis and subsequent peried of banking reform.

Board Committee membership key

E Audit Committee

IE Corporate Social Responsibility Committee

I@ Nomination Committee
Remuneratron Committee

|:| Chair of 5 Board Committee
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BOARD ACTIVITY

Our core focus areas

The Board meets regularly with people from across the British Land
business and interacts with a range of advisers including corporate brokers
and valuers. During Covid-19 they have met every two weeks to consider
the impact on stakeholders and the business. Board discussions have
covered a wide range of topics with a significant amount of time spent on
the following strategic topics:

Strategic topic Areas on which the Board has focused during the year

- Strategic occupier relocation and associated capital expenditure at Canada Water
- Residential strategy

- Retall landscape and occupier insolvency

- Financial support to occupiers and service partners during the Covid-19 pandemic

- Strategic occupier relocation and associated capital expenditure at Canada Water
- The development of 1 Broadgate

Overseeing our Retail disposal strategy

]

Capital plan and long term development pipeline

Expert People - The safety and wellbeing of our workforce following the outbreak of Covid-19 and the
nationwide shutdown

00o - Decisions on remuneration in the context of Covid-19
- The delivery of a P2P system and further approval for central system infrastructure improvements
- The 2019 employee engagement survey

- Challenging management to imprave collaboration and communication which led to the creation
af the British Land Leadership Team

Portfolio structure and shareholder value

I

- Suspension of dividend in March 2020 in light of the Cowd-19 pandemic
- Refinancing and capital allocation to ensure liquidity and covenant headroom

1

Investor engagement and share price performance

Sustainability

i

2030 sustainability strategy

[

Quersight of the work of the newly established CSR Committee

I

Diversity and inclusion across our business
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GOVERNANCE AT A GLANCE

A strategic enabler

Our governance structure ensures that the right people
have access to the right information. Delegated authorities
throughout our organisation enable effective decision
making at appropriate levels.

Governance framework

Board > Board of Directors

Corporate Social
Audit Committee Responsibility Nomination Committee
Committee

»> Chief Executive

Executive Committee

Community Investment Committee Health and Safety Committee Sustainability Committee
Board attendance Additional Board meetings in response to Covid-19
Scheduled ft e
Toeotar meetings relieg: Tut! Thes b Total
Tim Score 6/6 4f4 10/10 Tim Scare S 5/5
Alastair Hughes” &f6 204 8/10 Alastair Hughes - 5/5
Chris Grigg &/6 44, 16/10 Chris Grigg L 5/5
Laura Wade-Gery &/6 44 10/10 Laura Wade-Gery _5/5
Lynn Gladden .. ... & 34 910 Lynn Gladden .55
Nicholas Macphersan &/6 INIA 10/10 Nicholas Macpherson o 5/5
Preben Prebensen &/6 &f4 10/10 Preben Prebensen 5/5
Rebecca Worthington ~—— &/6 4/4 10/10 Rebecca Warthington o 5/5
Simon Carter 6/6 414 10/10 Simon Carter o o 5/5
William Jackson? 5/6 4fh 9/10 William Jackson 5/5
e Tares b o seee Lty e g The Board of Directors has made itself available for a total of
John Gildersleeve 2/2 - 2/2 five meetings at short notice from 22 March to 1 May 2020 in
order to receive important updates and make critical decisions
1 .?lastalr Hughes missed two ad hoc meetings and Lynn Gtadden m\ssedﬁone ad in response te Covid-19. This hlghllghts the Board's individual
oc meeting that were called at short notice. In each case, the Directors who . . L
were unable to attend had been separately briefed on the business of Lhe and collective commitment to British Land and demonstrates
reeting and had provided their views beforehand. that each Director has sufficient time to commit te critical needs

2. Willarn Jackson was unable to attend one meeting in July 2019 which conflicted

with his daughter's graduation. in addition to meetings in the ordinary course of business.
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Engaging with and
considering the needs of
our key stakeholders

Effective stakeholder engagement is at the heart of Places People Prefer
and embedded throughout every level of British Land.

The nature of our business, from investing and developing properties to managing and curating our spaces,
means we have a continuous dialogue with a wide group of stakeholders including customers, local authorities,
local cormmunities, suppliers, partnars and shareholders. This continuous engagement means the views of
our stakeholders are taken into account before proposals are put to the Board for a decision.

How do we engage with our stakeholder groups?

We develop our buildings in collaboration with future occupiers so that from the ground up, the end
product is designed to fit the needs of our customers. This dialogue continues long after the
development 1s complete as we loak to support our customers over a tong term relationship.

We utilise our flexible office brand Storey to help our customers grow.
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We embed ourselves into the communities we operate in. For example,
through the Literacy Trust we have halped 42,700 children to read over the
past 10 years. See the People section of our strategic report from page 28 for
more information about our community projects.

We maintain a continuous dialogue with our suppliers through our
procurement management process. In September 2019, we hosted a round
tabte event which was attended by 40 of our key suppliers all of whom
exchanged piedges te raise the diversity and inclusion agenda across our
supply chain. By working together we hold each other accountable for the

delivery of the pledges.

At Canada Water, working closely with Southwark Council, we conducted over
120 public consultations and tocal outreach events, attracting over 5,000
individuals over a period of five years, giving us a real insight into what key
stakeholder groups wanted from this development. This resulted in some
significant changes to our masterplan.

Our pecple
The workforce engagement statement on pages 116 1o 117 autlines the work

we do to ensure the views of our workforce are known and taken into account

in decision making.

How stakeholder interests

and the matters set out within 5172
of the Companies Act 2006 are
considered in Board discussions
and decision making:

Material business decisions are reserved
for the Board, however our Investment
Committee has a delegated authority to
take investment decisions of up to
£1060m. Propesals that are brought to
either the Board or Investment
Committee for decision are accompanied
by a checklist that outlines the matters
included in s172(1) [a)-[f] of the
Companies Act 2006 and specifically
lists the relevance of each to the
decision. This ensures that the forum
taking the decision understands the
impact on our stakeholders.

Our 5172 Statement is within the
Strategic Report on page 33.

Canada Water

As described on page 53 of the Strategic
Report, the work undertaken to date

to receive a resolution to grant planning
for our 53 acre masterplan at Canada
Water has been informed by in-depth
stakeholder engagement over many
years. Ourvision for Canada Water has
evolved over time and has been shaped
around the local community and
businesses that it 1s home to, from
revisions made to our masterplan in
response to residents’ opinions, to
retaining the Printworks within our
plans to respond to the successful
venue it has become.

In Septernber 2019, the Board considered
the residential strategy of the Group, of
which our plans at Canada Water are a
key component. The Board considered
that the successful delivery of the
residential strategy at Canada Water
involved positive long term relationships
with our supply chain. The Board
recognised that the flexibility within

the planning consent would enable a
variety of tenure and quantum of homes
to be delivered to ensure a mixed and
balanced community.

Considering our
stakeholders during

the Covid-19
pandemic

The Board took the decision

on 725 March to temporarily
suspend dividends in light of the
financial uncertainty arising
from the Covid-19 pandemic.

In reaching this decision, the
Board specifically considered
stakeholder interests and the
matters set out In s172.

A key driver of the decision

was to provide greater flexibility
in the short to near term that
would enable us to support the
hardest hit retail and leisure
customers, protect the long
term value of the business

and further strengthen our
financial resilience.

The Board took the decision to
release smaller retail, food and
beverage and leisure customers
frorn their rental obligations

for three months at a cost of
£2m and we have agreed to
defer a further ¢ £35m of rental
payments for the quarter

ended March 20Z0. The Board
specifically considered the
impact to the local communities
we operate in when making
their decision.

Although we mitially closed our
construction sites, we were able
to support some of our suppliers
where it was safe for them to
relurn to the site, as well as our
suppliers’ sub-contractors.

We were able to respond quickly
and effectively providing help
where it was most needed due
to the strong relationships we
have built with the communities
we operate in over many years.

The Board held five additional
meetings over the pericd from
22 March to 1 May 2020 to
consider the fast changing
environment.
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GOVERNANCE REVIEW

Corporate Governance Report

— Board Leadership & Company Purpose

98

The Board has determined that the Company's purpose

is to create and manage outstanding places to deliver
positive outcomes for all our stakeholders on a sustainable
basis. We call this Places People Prefer. We do this by
understanding the evolving needs of the people and
organisations who use our places evely day and the
communities wha live in and around them. The changing
way people choose to work, shop and live is what shapes
our strateqy. enabling us to drive endunng demand for aur
space and value over the long term.

The Board, supported by an expert management team,
centinue to maximise the competitive advantage of the
Company by utilising a deep history of stakeholder
engagement to produce Places People Prefer and
maximise sustainable value for shareholders. The Company
is led by the Board in its entrepreneurial apprecach to
placemaking and continues to innovate and produce world
class destinations.

As at 31 March 2020, the Board cormnprised the Chairman,
seven independent Non-Executive Directors and two
Executive Directors We continue to have a strong mix of
experienced individuals on the Board. The majority are
independent Non-Executive Directors who are not only
able to offer an external perspective on the business,

but also constructively challenge the Executive Directors,
particularly when developing the Company's strategy
and in their performance.

Our governance structure is designed (o ensure that
decisions are taken at the appropriate level with the proper
level of oversight and challenge. Elements of our business
require guick decision making and this is enabled by an
agile Board and management tearn that collaborate
effectively on complex issues.

Strategy days

The Board held its annual offsite strategy event during
February 2020. The strategy days are structured to provide
the Directors, and the Non-Executive Directers in particular,
with an opportunity to focus on the development of,

and challenge to, the Company's corporate strategy.

The Executive Directors, senior executives and external
guests delivered a number of presentations to attendees
providing in-depth analysis on aspects of the business and
the external environment. The days were carefully structured
to achieve a balance between presentations, debate and
discussion. Areas focused on at the 2020 strategy days
included: portfolio structure and shareholder value;
customer focus [with a presentation from Jones Lang
Lasallel; sustainability [both environmental and sociall;
and Canada Water.
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Culture and stakeholder engagement

The Company’s purpose is core to every decision taken by

the Board. As detailed on pages é and 7 the Company has a
framework of values and strategic measures that underpin our
purpose to ensure that the strategy and culture of the Company
dgre aligned. Led by the CSR Committee, we have a broad range
of workforce engagement mechanisms to ensure the Board is
able to assess the culture of the organisation. Our workforce
engagement mechanisms are described on pages 116 and 117.

The Board receives regular updates on workforce engagement
from the CSR Committee and management team through,
amongst other methods, detailed workforce surveys. The Beard
has delegated oversight of the Company’s whistleblowing
arrangements to the Audit Commuttee but retains overall
responstbility and receives updates on cases as appropriate.

In the year under review, the Board chatlenged management to
enhance collaboration, one of the Company’s core behaviours,
which resulled in the creation of the British Land Leadership
Team. The teamn consists of the Executive Commitiee and its
direct reports iIn management roles whao meet regularly both
formally and informally to ensure there is a direcl and visible
link across the business and a channel for workforce views to
reach the Board.

As well as workforce engagement, the CSR Committee has
formal responsibility for engagement with the Company’s wider
stakeholders. Stakeholder engagement is integral fo creating
Places People Prefer and the decisions taken by the Board to
maximise shareholder value are enhanced by the views of the
diverse range of stakeholders and wider communities that we
serve. The mechanisms that ensure effective stakeholder
engagement as well as two examples of how decisions in

the boardroom have been shaped by the impacts on our
stakeholders are described in the stakeholder engagement
statement on page 94. Further inforrnation on British Land's
contribution to wider society can be found on pages 30 to 37.

Engagement with major shareholders

Institutional investors and analysts receive reqular
communications from the Company, including investor
relations events, one-to-one and group meetings with
the Chairman and Executive Directors, and tours of cur
major assets.

In September 2019, the Company hosted an investor day for
mstitutional investors and anatysts in Storey Club at our
Paddington campus. The Group Chairman, Executive Directors
and senior management gave presentations and held breakout
sessions on strategic initiatives, sustainability and our long term
view. The presentations were recorded and are available to view on
aur website www britishland.corm/investors/investor-day-2019.



The Chairman is committed to ensuring that shareholder
views, both positive and negative, are relayed back to the
Board and is assisted by the executive team in doing sc.
The Chairman has met personally with 10 investors during
the course of the year and is committed to understanding
and sharing the views of major shareholders within

the boardroom.

In addition to the Chairman’s efforts, the Chief Executive
provides a written report at each scheduled Board meeting
which mcludes direct market feedback on activity during
the period and commentary on any meetings with

major shareholders.

Conflicts of interest

The Directors are required to avoid a situation in which they
have, or could have, a direct or indirect conflict with the
interests of the Company. The Board has established a
procedure whereby the Directors are required to notify

the Chairman and the General Counsel and Cormpany
Secretary of all potential new ocutside interests and actual
or perceived conflicts of interest that may affect them in
their roles as Directars of British Land. All potential
conflicts of interest are authorised by the Board and the
register of Directors’ interests is reviewed by the Board
twice a year. The Board also reviews the Directors’ Interests
Policy on an annual basis. Following the last review in
Novernber 2019, the Board concluded that the policy
continued to operate effectively.

External appointments

Any additional significant appeintments must be approved by
the Board before they are accepted by Directors. The Board
will consider the Directars’ existing commitments in making
its decision, Non-Executive Directors’ letters of appointment
set out the time commitments expected from them.
Following consideration, the Nomination Committee has
concluded that all the Non-Executive Directors continue to
devote sufficient time to discharging their duties to the
required high standard.

British Land's policy is to allew Executive Directors to take
one non-executive directorship at another FTSE company,
subject to Board approval. External appointments of the
Executive Directors are disclosed in their bicgraphies.
Any fees earned by the Executive Directors from such
appointments are disclosed on page 130 within the
Remuneration Report.

The Board considered and approved the appointment of
Alastair Hughes to the Board of QuadReal Property Group,
which the Board deemed a significant appeintment.

There is a clear written division of responsibilities between
the Chairman [who is responsible for the leadership

and effectiveness of the Board] and the Chief Executive
lwha 1s responsible for managing the Company’s business].
The responsibilities of the Chairman, Chief Executive

and Senior Independent Oirector have been agreed by

the Board and are available to view on our website

www bntishland.com/committees.

When running Board meetings, the Chairman maintains a
collaborative atrmosphere and ensures that all Directors have
the opportunity to contribute to the debate. The Directors

are able to voice their opinions in a calm and respectiul
environment, allowing coherent discussion.

The Chairman also arranges informal meetings and events
throughout the year to help build constructive relationships
between Board members and the senior management tearn.
The Chairman meets with individual Directors outside formal
Board meetings to allow for open, two-way discussion

about the effectivenass of the Board, its Committees and

its members. The Chairman is therefore able to remain
mindful of the views of the individual Directors.

Operation of the Board

Our governance structure set out on page 95, ensures that
the Board is able to focus on strategic proposals, major
transactions and governance matters which affect the
long term success of the business.

Regular Board and Committee meetings are scheduled
throughout the year. In respense to feedback received
through the Board evaluation process, an additional Board
meeting has been added to the annual calendar to ensure
continuity across the full year. Ad hoc meetings may be held
at short notice when Board-level decisions of a time-critical
nature need to be made or for exceptional business.
Fortnightly Board calls were held during the Covid-17 crisis.

Care is taken to ensure that information i1s circulated in geod
time before Board and Committee meetings and that papers
are presented clearly and with the appropriate level of detail
to assist the Board in discharging its duties. The Head of
Secretanat assists the Board and Committee Chairs in
agreeing the agendz in sufficient time before the meeting to
allow input from key stakeholders and senicr executives.

Papers for scheduled meetings are circulated one week prior
to meetings and clearly marked as being "For Decision’,

‘For Information” or ‘For Discussion’. Te enhance the delivery
of Board and Committee papers, the Board uses a Board
portal and tablels which provide & secure and efficient,
precess for meeting pack distribution.
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GOVERNANCE REVIEW CONTINUED

Division of Responsibilities

Under the direction of the Chairman, the General Counsel
and Company Secretary facilitates effective information
flows between the Board and its Commitiees, and between
senior management and Non-Executive Directors.

Board Committees

Four standing Committees have bean operating throughout
the year: Audit, Nomination, Remuneration and Corporate
Social Responsibility, to which certain powers have been
delegated. Membership of each of these Commitiees is
comprised solely of independent Non-Executive Directors.
The reports of these four standing Committees are set out
in the following pages. The terms of reference of each
Committee and the matters reserved for the Board are
available at our websifte www britishland.com/commuttees.

The Board has delegated authority for the day-to-day
rmanagement of the business to the Chief Executive.
Executive Directors and senior managernent have been
given delegated authority by the Board to make decisions
within specified parameters. Decisions outside of these
parameters are reserved for the Board although
management will often bring decisions within their
delegated authority to the Beard far scrutiny and challenge.

Management are supported by three standing Executive
Committees:

Investment Committee

Principal investment decisions are reserved for the Board,
however it has delegated autharity to the Investment
Committee to make decisions within specified financial
parameters. The investment Committee membership
camprises the Chief Executive, Chief Financial Gfficer, Head
of Strategy and Investments, Head of Real Estate and Head
of Developments. The Investment Committee also reviews
fivestment proposals that fall outside of its delegated
authority and provides recommendations to the Board for
its consideration,

Executive Committee

The Chief Executive 15 supparted by the Executive
Committee in discharging his duties which have bean
delegated by the Board. Comprised of the senior
management team, the Committee’s main areas of focus
are the formulation and implementation of strategic
initiatives, business performance manitoring and evaluation
and overseeing culture and stakeholder engagement.

Risk Committee

The Chief Financial Officer chairs the Risk Committee which
comprises alt members of the Executive Committee. The
Committee manages external, strategic and operational
risks in achieving the Company’s performance goals.
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.. Composition, Succession
& Evaluation

Our rigorous and transparent procedures for appointing
new Directors are led hy the Nomination Committee.
Non-Executive Directors are appeinted for specified terms
and all continuing Directors offer themselves for election
or re-election by shareholders at the AGM each year
provided the Board, on the recommendation of the
Nornination Committee, deems it appropriate that they

do so. The procedure for appointing new Directors is
delailed in the Nomination Committee report on page 104.

The Nomination Commuttee is responsible for reviewing lhe
comipasition of the Board and its Commuttees and assessing
whether the balance of skills, experience, knowledge and
diversity is appropriate to enable them to operate effectively.
More detail can be found in the Nomination Committee report
on page 105.

The Notice of Meeting for the 2020 Annual General Meeting
details the specific reasans why the contribution of each
Director seeking re-election 1s and centinues to be
important to the Campany's long term sustainable success.
The biographies of each Director on pages 92 to 93 set

out the skills and expertise that each Director brings to

the Board.

Following a recommendation from the Nomination
Committee the Board considers that each Non-Executive
Diector remains independent in accordance with provisions
of the Code.

As well as leading the procedures for appointments to the
Baard and its Committees, the Nomination Committee
oversees succession planning for the Board and senior
management with reference to the Board Diversity and
Inclusion Policy. Further details on the work of the
Nemination Comrmittee and the Diversity and Inclusion
Policy are within its repart on page 107.

Board evaluation

The effectiveness of the Board and its Committees is
reviewed annually, with an independent, externally
facilitated review being conducted at least once every three
years. The next external review will be in 2021.

in 2020, an internal evaluation of the Board and its
Committees was conducted by the General Counsel and
Company Secretary by circulating questionnaires, seeking
quantitative and qualitative feedback and reporting the
outcomes to the Board.

In addition to the formal evaluation, the Chairman met each
Non-Executive Director individually during the year to discuss
their cantribution to the Board. The Senior Independent
Director led the appraisal of the Chairman’s performance
by the Non-Executive Directors, with the views of the
Executive Directors also being taken into consideration.



The Chairman and Chief Executive presented their
appraisals of the performance of the Chief Executive and
the Chief Financial Officer respectively. These appraisals
were taken into account when considering the perfermance
of the Board as a whole as well as in relation to annual and
long term incentive awards.

The review concluded that the Board, its Committees and
its individual members all continue to operate effectively
and with due diligence. It also confirmed that good progress
has been made on the recommendations of last

year's evaluation:

- the Board has continued tc develop its understanding of
culture and values with a review of the engagement
survey results;

- there have been more discussions on succession plans
this year, with the whole Board spending more time
considering the issue; and

- the time scheduled for Board meetings has been
extended, with strategy being a greater focus throughout
the year.

The focus for the coming year will be:

- continuing the work on progressing succession planning
throughout the crganisation;

- testing and refining the strategy in light of changes in
the sector;

- reviewing the scope of the CSR Committee; and

- improving the understanding and monitoring of culture
and values.

We will report on the progress of these focus areas in the
2021 Annual Report,

Audit, Risk Manageme

& Internal Control

Financial and business reporting

The Board 15 responsible for preparing the Annual Report
and confirms in the Directors’ Responsibilities Statement
set out on page 137 that it believes that the Annual Report,
taken as a whole, is fair, balanced and understandable. The
process for reaching this decisionis cutlined in the report of
the Audit Comnmittee. The basis on which the Company
creates and preserves value over the long term 15 described
in the Strategic Report.

Audit Committee

The Audit Commuttee is responsible for monitering the
integrity of the financial statements and results
announcements of the Company as well as the
appointment, remuneration and effectiveness of the
external and internal auditors. The detailed report of the
Audit Cormmittee 1s on pages 108 to 113.

Risk management

The Board determines the extenl and nature of the risks it
is prepared to take in order to achieve the Company’s
strategic objectives. The Board 1s assisted in this
responsibility by the Audit Committee which makes
recormmendations in respect of the Group’s principal and
emerging risks, risk appetite and key risk indicators.
Further information an the Group’s risk management
processes and role of the Board and the Audit Committee
can be found on page 78.

The Board has responsibility for the Company's

overall approach to risk management and internal control
which includes ensuring the design and implementation of
appropriate risk management and internal control systems.
Oversight of the effectiveness of these systems is delegated
to the Audit Committee which undertakes regular reviews
to ensure that the Group is 1dentifying, considering and as
far as practicable mitigating the risks for the business.

During the course of its review for the year ended 31 March
2020, and to the date of this Report, the Audit Committee
has not identified, nor been advised of, a failing or weakness
which it has determined to be significant.

Pages 112 to 113 set out the confirmations that the Audit
Committee made to the Board as part of the risk
management and internat control assurance process for
the full year.

Internal control over financial reporting

As well as complying with the Code, the Group has adopted
the best practice recommendations in the FRC ‘Guidance
on risk management, internat control and related financial
and business reporting” and the Cempany’s internal control
framework operates in line with the recornmendations set
out in the internationally recognised COSO Internal Contral
Integrated Framework.
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GOVERNANCE REVIEW CONTINUED

Audit, Risk Management

& Internal Cantrol

The key risk management and internal control procedures
aver financial reporting include the following:

- Operational risk management framework: operational
reporting processes are in place 1o mitigate the risk of
lthancial misstatement. Key controls are owned by
senior managers who report on compliance on a
six-monthly basis to the Risk Committee. All key internal
financial controls are reviewed on a two-yearly cycle by
internal audit;

- Financial reperting: our financial reporting process is
managed using dacumented accounting policies and
reporting formats supported by detailed instructions and
guidance on reporting reguirements. This process is
subject to oversight and review by both external auditors
and the Audit Committee;

- Disclosure Committee: membership comprises the
Chief Executive Officer, Chief Financial Officer, Head of
Investor Relations, General Counsel and Company Secretary
and Head of Secretariat. The Committee regularly
reviews draft financial reports and valuation information
during the interim and full year reporting process and
determines, with external advice from the Company’s
legal and financial advisers, whether inside information
exists and the appropriate disclesure requirements.

Going concern and viability statements

During the year the Board assessed the appropriateness
of using the ‘going concern” basis of accounting 10 the
financial statements The assessment considered future
cash flows and debt facilities [to assess the liguidity risk of
the Companyl and the availability of finance [to assess
solvency risk]. The assessment covered the 12-month
period required by the ‘going concern’ basis of accounting.

Following these assessments the Directors believe that

the Group is well placed to manage its financing and

other business risks satisfactorily and have reasonable
expectation that the Company and the Group have adequate
resources to continue in operation for at least 12 months
from the date of the Annual Report. They therefore consider
it appropriate to adopt the going concern basis of
accounting In preparing the financial statements.

A detailed description of the viability assessment far the year
ended 31 March 2020 is included on page 88 alongside the
viability and going concern statements made by the Beard.
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— Remuneration

The Company's remuneration policies and practices
are designed to support strategy and promote the long
term sustainable success of the husiness. We have a
clear strategy to “build an increasingly mixed use
business”. To deliver on this strategy, we focus on four
objectives: Customer Urientation, Capital Efficiency,
Right Places and Expert People. Delivering against
these objectives creates the inpuis to future value
creation for all of our stakeholders. In our Directors’
Remuneration Report we explain our approach to
incentivise and reward employees to deliver these
inputs whilst also managing the business on a day-to-
day basis. We also explain how we create alignment
with shareholders and measure our performance over
the longer term.

Our current Remuneration Policy was approved by
shareholders at the 2019 AGM._ The Committee 1s also
responsible for establishing remuneration of the
members of the Executive Committee.

The Remuneration Committee 1s authorised to use
discretion in delermining remuneration outcomes for
Executive Directers and the wider workforce Further
details on the Cammittee’s use of discretion this year
can be found in the Directors’ Remuneration Report,
starting on page 118.



Key investor relations
activities during the year

May June

- Full Year Results Presentation investor Roadshow, US [New York, Boston,

- Full Year Results Roadshow, Londcn Philadelphial

- Investar Property Conference, Netherlands - Two Investor Property Conferences, London
July September

- Private Client Investor Roadshow, London - Analyst & Investor Event, Paddington

- AGM
November December

- Industry Dinner Investor Property Conference, London

- Half Year Results Presentation

- Half Year Results Roadshow, London

- Investor Property Conterence, London

- Investor Roadshow, US [New York, Boston)
& Canada (Toronto)

January March

- Private Client fnvestor Breakfast, London - Investor Property Conference, Miami
- Private Client Investor Roadshow, Londen




REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee supports the Board on composition,

succession and diversity matters.

| am pleased to present the report of the Nomination Committee
for the year ended 31 March 2020. | became Chair of the
Committee in July 2019, at which time Preben Prebensen also
became a member of the Committee.

The Normination Committee continues to play a key role in
supporting British Land’s long term sustainable success, The
development and execution of our long lerm strategic objectives,
embedding of our culture and values and promotion of the
interests ol our stakeholders are all dependent upan effective
leadership at both Board and executive level, Itis the Commillee’s
responsibility to maintain an appropriate combination of skills
and capabilities amaongst the Directors. Long term succession
planning at Board and executive level remains a key priority of
the Committee,

As a Comrnittee our core responsibilities include reviewing
the structure of the Board and Committees, recommending
new Board appointments and ensuring adherence to formal,
rigorous seleclion, appointment and induction processes for
new Directors. As part of our ongoing reviews of the composition
of the Beard and its Commuttees we recommended a number
of changes to Committee memberships which are outlined
an page 105. The search process for Non-Executive
appaintments was refreshed during the year and we
commenced a successful search for a new Non-Executive
Director. Irvinder Goodhew will join the Board on 1 October.
More information about the search process can be found on
page 106.
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As | nated in my intraduction to the Governance section,

in March we announced that Willam Jackson, Senior Independent
Director {SID], would step dawn as a Director from the
conclusion of the Company's AGM in July 2020. The Commuttce
recommended that he be succeeded as 510 by Preben
Prebensen and that Alastair Hughes be appointed to the
Committee. These appointments will still take place at that
time even though Willam will now stay on the Board for an
extended perod of up to 12 months.

All of the Committee activities set out in this Report were
conducted within the context of our unwavering commitment Lo
improving inclusion and diversity across British Land. We are
proud of the tangible impact British Land's diversity policies
and initiatives are having both at Board tevel and in the wider
business, and we report on this progress in both this Report
and n the Expert People section of the Strategic Report

Looking ahead, leng term succession planning at Board and
executive level will remain a key priority of the Committee.

f hope you find the following report interesting and illustrative
of our focus on ensuring that the Board and its Committees
remain well equipped with the skills and capabilities needed
to drive the fulure success of British Land.

[ dhon

Tim Score
Chairman of the Nomination Commitlee



Committee composition and governance

The Committee has three members. At the 2019 AGM,

John Gidersleeve stepped down from the Commitiee, and
was replaced by Tim Score as Chairman. Therefore. as at the
31 March 2020 year end the Committee comprised: Tim Score,
Williarm Jackson, and Preben Prebensen, all of whom are
considered by the Board to be independent.

Details of the Committee’s membership and attendance at
meelings during the year are set out In the table below. Planned
changes to the Committee membership during the year to come
are outlined in the {ollowing section.

[ T e oo et

Attendance
Tim Score Chairman 1 Apr 2017 4f4
Willam Jackson  Member 11 Apr 2011 4/4
Preben Prebensen’ Member 19 Jul 2019 3/3
Former Directors who served during the year
John Gildersleave’ Chairman 1 Jan 2013 1/1

Preben Prebensen joined the Committec on 19 July 2019
John Gildersleeve stepped down from the Board and Committec on 19 July
2019, at which pornt Tim Score became Chairmar of the Commitiee

1.
Z

Key areas of focus during the year

Non-Executive Director search and selection

In late 2019, following further review of the longer term needs
of the Board, we began the search for 2 new Non-Executive
Director to supplerent the Board's skillset,

The search precess was conducted in accordance with the
Board Diversity and Inclusion Policy and the Selection and
Appaintrment Process, which are both explained later in this
Report. Russell Reynolds Associates, the executive search
firm appoinled, has no other relationship to the Company or
individual Directors. The firm has adopted the Voluntary Code
of Conduct for Executive Search Firms on gender diversity and
best practice.

The search resulted in the appointment of rvinder Goodhew

as a Non-Executive Director, as announced on 21 May 2020.
Irvinder brings over 25 years of experience in various operational
and strategic roles, in a broad range of sectors including retail,
consulting and financial services and will join the Board on

1 October 2020,

Board and Committee composition reviews and appointments
During the year the Committee reviewed the broader
composition and balance of the Board and its Committees,
their alignment with the Company’s strategic objectives,

anid the need for pragressive refreshing of the Board.

In March 2019 we announced that John Gildersleeve would
retire as a Non-Executive Director and step down as Chairman
of the Company at the conclusion of the 2019 AGM, to be
succeeded by Tim Score. As a result, the following Committee
changes took effect in July 2019:

- Tim Score stepped down from the Audit Cormnmittee, and was
succeeded as Chair by Rebecca Worthington;

- William Jackson stepped down from the Remuneration
Committee and was succeeded as Chair by Laura Wade-Gery;

- John Gildersleeve was succeeded as Chair of the Nomination
Committee by Tim Score; and

- Preben Prebensen was appointed to the Nomination Committee.

In addition, in May 2019 Alastair Hughes and Lynn Gladden
became mermbers of the CSR Committee on its formation,
with Alastair taking the Chair.

Nick MacPherson completed his first three-year term in
December 2019 and William Jackson completed his third
three-year term in April 2020. In making recornmendations for
reappointment, the Committee considered their performance
and ability to contribute effectively lo Board discussion and to
challenge the performance of managerment.

In March 2020 we announced that William Jackson would retire
as a Non-Executive Director at the conclusion of this year's AGM
in July, but as stated earlier he will now remain on the Board tor
an extended period of up to 12 months The Committee
cansidered a successor for William as 510 and, having
confirmed that he possessed an appropriate skillset, and the
right perscnal qualities and experience for Lhe role, made a
recommendation to the Board for the appointment of Preben
Prebensen to the role of 510, The Committee also
recommended that Alastair Hughes be appointed to Lhe
Committee. As a result the Cormnmittee recommended the
following changes to take effect at the end of the 2020 AGM:

- Preben Prebensen to succeed William Jackson as Senior
Independent Director; and
- Alastair Hughes be appomnted to the Nomination Committes.

The Commuittee is satisfied that, following the Committee
composition changes described above, the Board and its
Committees will continue to have the appropriate balance of
skills and experience required to fulfil their roles effectively.
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REPORT OF THE NOMINATION COMMITTEE CONTINUED

Independence and re-election

The indepandence of all Non-Executive Directors is reviewed by
the Committee annually, with reference 1o their independence of
character and judgernent and whether any circumstances or
relationships exist which could affect their judgement. The most
recent assessment included a fuller review of the independence
of William Jackson, who has now served in excess of nine years
on the Board. Having regard te all such considerations, the
Board 1s of the view that the Non-Executive Direclors each
rermain independent, notwithstanding their periods of tenure.

Prior to recommending the reappointment of serving Directors
1o the Board, the Cornmittee also considers the time commitment
required and whether each reappointment would be in the best
interests of the Company. Detaited consideration is given to
each Director's contribution to the Board and its Committees,
tegether with the overall balance of knowledge, skills,
experience and diversity

Following ils review, the Cormmittee is of the opinion thal each
Nan-Executive Director continues to demanstrate commitment
ta his or her role as a member of the Board and its Committecs,
discharges his or her duties effectively and that each makes a
valuable contribution ta the leadership of the Company for the
benefit of all stakeholders.

Accordingly, the Committee recommended to the Board that all
serving Direclors be put forward for election or re-election at
the 2020 AGM.

Biographies for each Director can be found on pages 92 to 93.

Succession planning

The Committee is responsible for reviewing the successton
plans for the Board, including the Chief Executive. We recognise
that successtful succession planming includes nurturing our cwn
talent pool and giving opportunities 1o those who are capable of
growing into mare senior roles.

The succession plans for the Executive Directors are prepared
on both shorter and longer term bases while those for Non-
Executive Directors reflect the need to refresh the Board
regularly. Such plans take account of the lenure of individual
mermbers, The Commitlee’s review of Executive Director
succession plans includes consideration of the process for
talent development within the organisation to create a pipeline
to the Board.

The Chief Executive, with the support of the HR Director,
prepares succession plans for senior management for
consideration by the Committee with the rest of the Board
invited 1o be involved as appropriate. The Commuttee notes that
the remit of the Corporate Social Respansibility Committee
includes consideration of the extent to which the business is
developing a diverse pipeline for succession ta senior
management roles.

A number of issues that would normally be dealt with by the
Committee were discussed with the full Board.
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Selection and appointment process
The Committee aversees the selection and appointment process
for Board appointment, which was updated during the year, and
1s summarised in the figure below.

Board compaosition review

The Committee annually reviews the structure, size
and composition of the Board. This review considers
the skills and qualities required by the Board and its
Committees as a whole in light ¢f the Group’s tong
term strategy, external environment and the need to
allow for progressive refreshing of the Board. The
review identifies the specific skills required by new
appointees and guides the Committee’s long term
approach te appointments and succession planning.

Role brief

The Committee works only wath external search
agencies which have adopted the Voluntary Code of
Conduct for Executive Search Firms on gender
diversity and best practice. The Committee and
agency work together to develop a comprehensive
role brief and person specification, aligned to the
Group’'s values and culture, This brief contains clear
criteria against which prospective candidates can be
objectively assessed.

Longlist review

The externat search agency is challenged to use the
objective criteria for the role to produce a longlist of
high guality candidates from a broad range of
potential sources of talent. This process supports
creation of a diverse longlist. The Nomination
Committee selects candidates from this list to be
invited for interview.

Interview

Aformal, multi-stage interview process is used to
assess the candidates. For each appointment the
choice of interviewers is customised to the specific
requirements of the role. All interview candidates
are subject to a rigorous referencing process

Review and recommendation

The Committee ensures that, prior to making
any recornmendation tc the Board, any potential
conflicts and the significant time commitments
of prospective Directors have been
satisfactorily reviewed.



Diversity and inclusion

The Board's Dversity and Inclusicn Policy has been updated
during the year, expanding the Board's commitments in this
area. It recognises the benefits of diversity in its broadest sense
and sets out the Board's ambitions and objectives regarding
diversity at Board and senior management level, The Policy
notes that appointments will continue to be made on merit
against a set of objective criteria, which are developed in
consideration of the skills, experience, independence and
knowledge which the Board as a whole requires to be effective.
The Policy also describes the Board's firm belief that in order to
be effective a board must properly reflect the environment in
which it operates and that diversity in the boardroarn can have a
positive effect on the guality ol decision making. Aligned to this,
the Policy has a number of specific quantitative and qualitative
policy objectives in support of Board-{evel diversity and
mnclusion, including the following commitments:

- theintention to maintain & balance such that at least 30%
of the Board are women;

- the intention to have at least ane Director from an ethnic
minority background on the Board by the end of 2020,

- to maintain the impraved gender balance of its leadership
teams and senior management; and

- toensure Lhat there 1s clear Board-level accountability for
diversity and inclusion for the wider workforce

The Committee is pleased to confirm that these objectives have
been fully met. As at 31 March the Board comprised 30%
women, while the Executive Committee composition has
increased from 33% to 36% wornen. Clear accountability for
diversity and inclusion is delivered through Alastair Hughes
and Lynn Gladden's membership of the Corporate Social
Responsibility Committee, which monitors progress on
diversity and inctusion objectives and relevant initiatives

within British Land.

Average Board member age aver a four-year period’

2020 5é years old

2019

18

207

Composition? Tenure?
Chairman 1 0-3 years 3
Executive Directors ya 3-6 years 3

M Non-Executive 7 MW 5-9years 2
Directors

1. As at intended AGM date of 2% July 2020,
2. As at 31 March 2020

Induction, Board training and development

Each new Director 1s invited to meet the General Counsel and
Company Secretary or Head of Secretanal to discuss their
induction in detail, following which the programme s tailored
specifically to their requirements and adapted to reflect their
existing knowledge and experience.

Each induction programme would ordinarily include:

meetings with the Chairman, Executive Directors, Commillee
Chairmen, externat auditor or remuneration consultants
(as appropriatel;

z information on the corporate strategy, the investment
strateqy, the financial position and tax matters {including
details of the Company s REIT status];
an overview of the property portfolio provided by members of
the senior managament team;

4. visits To key assets;

details of Board and Commuttee procedures and Direclors’

responsibilities;

4. details on the investor relations programme; and
information on the Cempany’s approach to sustainability.

(o]

The Commitiee also has responsibility for the Baoard's tramning
and professional development needs. Directors receive training
and presentations during the course of the year to keep their
knowledge current and enhance their experience.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Committee
schedules for consideration each year, we are planning over the
next 12 months to continue to focus on succession planning
both for the Board and at senior management level, and will
continue to develop a strong talent pipeline and associated
leadership programmes.

Board and Committee effectiveness

The process followed for the internally-led Board effectiveness
evaluation conducted during the year is described in the main
Board governance sectien on page 100.

The Committee’s effectiveness during the year was evaluated as
part of the wider Board evaluation and concluded that the
Committee operated effectively.
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality

and integrity

The Audit Committee monitors the quality and integrity
of the financial reporting and valuation process.

Iam pleased to present the report of the Audit Committee for
the year ended 31 March 2020.

This is my first report as Chair of the Committee following my
appointment at the conclusion of the 2019 AGM. In line with

the focus on improved governance and clear, relevant and
concise reporting, this repart of the Audit Committee highlights
the main issues which arose during the year and how they
were addressed

Role and responsibilities

The principal responsibilities of the Committee are:

Financial reporting - Monitoring the integrity of the Company’s
financial statements and any formal announcements relating to
financial performance, and considering significant financial
reporting issues, judgemeants and estimates

External Audit - Oversight and remuneration of the external
auditor, assessing effectiveness and making recommendations
to the Board on the appeointment of, and the policy for non-audit
services provided by, the external auditor

Internal Audit - Monitoring and reviewing reports on the work
performed by the internal auditor and reviewing effectiveness,
including its plans and resourcing

Risk management and internal controls - Reviewing the
system of internal control and risk management

Investment and development property valuations
- Considering the valuation process and outcome and the
effectiveness of the Company's valuers
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Key areas of focus

Ultimately, the Committee continues to play a key rale in
overseeing the integrity of the Group’s financial stalements,
inctuding assessing whether the Annual Report s fair, balanced
and understandable, as well as ensuring that a sound system
of risk management and internal control is in place.

During the year, the Committee has reviewed the process

for identification and rmitigation of key business and emerging
risks, challenging management actions where appropriatc.

The Committee has also reviewed the appropriateness of the
accounting treatment of significant transactions, including asset
acguisitions and disposals, along with scrutinising the valuation
of the Group's property assets as well as the effectiveness of
the valuers.

The Committee continued to monitor the implementation of the
new vatuer policy which was approved in 2017 The third and
final phase of the implementalion of the policy was successfully
completed during the year. As at 31 March 2020 84% of the
portfolio was under new instruction since the transilion process
beganin the year ended 21 March 2018 The Committee thanks
all of its valuers for their professtonalism throughout the
implementation of the policy.

Committee composition and governance

| became Chair of the Committee at the conclusion of the 2019
AGM following Tim Score’s appeintment as Group Chairman.
Following his appointment Tim stepped down as Chair and as a
member of the Committee in accordance with the Code. The
Committee continues to be composed solely of independent
Non-Executive Directors with sufficient financial experience,
commercial acumen and sector knowledge to fulfil their
responsibilities, Members’ attendance at Committee meetings
1s set out in the following lable:

Coal [ENT] Lttt Attendance
Rebecca Worthington Chairman 1Jan 2018 3/3
Alastair Hughes  Member  1Jan2018 3/3
Nicholas Macphersen Member 1 Apr 2017 3/3
Tim Score! Chairman 20 Mar 2014 1/1

1 Tim Score stepped dawn from the Audit Comrmittee on 19 July 2019, at which
point Rebecca Waorthington became Chair of the Committee.



The Board is satisfied that the Committee as a whole has
competence relevani 1o the real estate sector. For the purpases
of the Code, | am deemed to meet the specific requirement of
having significant, recent and relevant financial experience.

Members of the senior management team, including the Chief
Financial Officer, General Counsct and Company Secretary,
Group Financial Controller, Head of Financial Reporting and
representatives of hoth external and internal auditors, are
invited to attend each Committee meeting. In addition, the
Chairman of the Board, Chief Executive Officer, Head of Investar
Relations, Head of Planning and Analysis and other key
employees are invited to attend part, or all, of specific
Committee meetings.

The Committee meets privately with both external and internal
auditors after each scheduled meeting and continues to be

satisfied that neither 1s being unduly influenced by management.

As Committee Chair, | additionally hold regular meetings

with the Chief Executive Officer, Chief Financial Officer and
other members of management to obtain a good understanding
of key 1ssues affecting the Group and am thereby able to identify
those matters which require meaningful discussion at
Committee meetings. | also meet the external audit partner,
internal audit partner and representatives frorm each of the
valuers privately to discuss any matters they wish to raise or
concerns they may have.

Committee effectiveness

The Committee assessed its own effectiveness during the year
through an internal questionnaire. The Committee reviews its
terms of reference on an annual basis. Fotlowing an extensive
update during the year ended 31 March 2019 to reflect the
adaoption of the Code, the Commitlee was satisfied that the
terms of reference continued to be appropriate. The current
terms of reference were effective from 1 April 2019 and are
available on our website at www.britishland.com/committees.

The information below sets put in detail the activity undertaken
by the Committee during the year ended 31 March 2020. | hope
that you find it useful in understanding our work.

/
78
Rebecca Worthingtan
Chair of the Audit Committee

Financial reporting

The Committee continues to review the content and tone of the
preliminary results press release, Annual Report and half year
results at the request of the Board. Drafts of the Annual Report
are reviewed by the Committee Chair and the Committee as

a whole prior to formal consideration by the Board, with
sufficient time provided for feedback.

The Committee reviewed the key messaging included in the
Annual Report and half year results, paying particular attenticn
lo those matters considered to be important to the Group by
virtue of their size, complexity, level of judgement required and
potential impact on the financial statements and wider business
model. Any issues which were deemed to be significant were
debated openty by the Committee members and other attendees,
including management, external and internal auditors.

The Carmnmittee has satisfied itself that the controls over the
accuracy and consistency of the information presented in the
Annual Report are rabust The Committee reviewed the
procedure undertaken to enable the Board to provide the fair,
balanced and understandable cenfirmation to shareholders.
Meetings were held between the Group Financial Contraller,
Head of Investor Relations and other senior employees to review
and document the key considerations and a detailed report was
then provided to the Committee. The Committee therefore
recommended to the Board that the Annual Report presented a
fair, balanced and understandable overview of the business of
the Group and that it provided stakeholders with the necessary
information to assess the Group’s position, perfermance,
business model and strategy.
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REPORT OF THE AUDIT COMMITTEE CONTINUED

The significanl issues considered by the Committee in relation to the financtal statements during the year ended 31 March 2020, and
the aclions taken to address Lhese 1ssues, are set out in the following table:

Significant issues considered

How these issues were addressed

Going concern statement

The appropriateness of preparing the Group
linancial staternents on a going concern basis

Viability statement

Whether the assessment undertaken by
management regarding the Group’s long
term viability appropriately reflects the
prospects of the Group and covers an
appropriate period of time.

Covid-19

The impact of Covid-19 on the assessmenl of
the Group’s principal risks and uncertainties,
risk appetite and viability statement.

Accounting for significant transactions

The accounting treatment of significant property
acquisitions, disposats, financing and leasing
transactions 15 a recurring risk lor the Group with
nan-standard accounting entries required, and in
some cases management judgerment applied.

REIT status

Maintenance of the Group's REIT status
through compliance with certain conditions
has a significant impact on the Group's results

Valuation of property portfolio

The valuation of investment and development
properties conducted by external valuers 1s
inherently subjective as 1t is undertaken on the
basis of assumptions made by the valuers
which may not prove to be accurate.

The cutcome of the valuation is significant to
the Group in terms of investment decisions,
results and remuneration.

Taxation provisions

The appropriateness of taxation provisions
made and released in the period.

The Committee reviewed management's analysis supparting the goeing concern
basis of preparation. This included consideration of forecast cash flows, availability
of committed debt facilities and expected covenant headroemn. The Committee also
received a report fram the external auditor an the results of the testing undertaken
an management’s analysis.

As a result of the assessment undertaken, the Cornmittee satislied itself that the
going concern basis of preparation remained appropriate.

The going concern statement is set cut on page 88.

The Committee considerad whether management’s assessment adequately reflected
the Group's risk appetite and principal risks as disclosed on pages 78 to 87; whelher
the period covered by the statement was reasonable given the strategy of the Group
and the environment in which it aperates; and whether the assurmptions and sensitivities
identified, and stress tested, represented severe but plausible scenarios in the
conlext of solvency or Liquidity The Commmittee also considered a report from the
external auditor.

The Commuttee concurred with management’s assessment and recommended the
viability staterment to the Board.

The viabilily statement, together with further details on the assessment undertaken,
is set oul en page 88.

A detailed analysis of the impacts of Covid-19 on the Group’s risk framework 1s
included within the Risk Review on pages 78 to 88

The Committee reviewed management papers an key judgements, including those for
significant transactions, as well as the external auditor’s findings on these matters.

In particular, the Committee considered the accounting treatment of the acguisition
of West One, and the treatment of bespoke leasing arrangements in relation to a key
development. The external auditor separately reviewed management’s judgements in
relation to these transactions.

The Committee reviewed the REIT tesls performed by management and concluded
that the Company's REIT status had been maintained in the year. The Committee
separately considered the external auditor’s review of management's assessment.

The external valuers presented their reports to the Committee prior to the half year
and full year results, providing an overview of the UK property market and summarising
the performance of the Group's assets. Significant judgements were also highlighted.

The Committee analysed the reports and reviewed the valuation oulcomes,
challenging assumptions made where thought fit. In particular, with the third and
final phase ol the implementation of the valuer appointment policy, the Commiltee
paid specific attention to those assets which were subject to a new valuation
instruction during the year including Broadgate.

The Committee closely analysed the valualion of Canada Water fallowing the
resolution to grant planning for our 53 acre masterplan and robustly challenged the
methodology used.

The Committee was satisfied with the valuation process and the effectiveness of the
Company’s valuers. The Committee also approved the relevant valuation disclosures
to be included in Lthe Annual Repart.

The Committee reviewed taxation provisions made and released by the Group.
They considered papers prepared by management and discussed the views of the
external auditors to obtam assurance that amounts held were commensurate with
the associaled risks.
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External Audit

PricewaterhpuseCoopers LLP [PwC] was appointed as the
Group's external auditor for the 2015 Annual Report foilowing a
formal competitive tender process The Committee considered
the need for a competitive tender for the role of external auditor
during the year under review and confirmed that a tender was
not apprapriate due to PwC’s strong performance to date.

The Commuittee confirmed that a competitive tender will be
compteted no later than for the 2025 year end audit. Given the
continuing effectiveness of PwC in their role as external audilor,
the Committee believe it is in the best interests of shareholders
for PwC to remain as external auditor for the following financial
year. It s currently proposed that a tender process be
completed during 2024,

The year under review is Sandra Dowling s first year as
engagement partner following John Waters” mandatory rotation
at the conclusion of the 2019 audit. The Commillee will ensure
that future rotalions are undertaken as required by legislation to
the extent that this is not undertaken earlier by PwC.

The Committee is responsible for overseeing the relationship
with the external auditor and for considering their terms of
engagement, remuneration, effectiveness, independence and
cantinued objectivity. The Committee annually reviews the audit
requirements of the Group, for the business and in the context
of the external environment, placing great importance on
ensuring a high guality, effective external audit process.

Fees and non-audit services

The Committee discussed the audit fee for the 2020 Annual
Report with the external auditor and approved the proposed
fee an behalf of the Board.

In addition, the Group has adopted a policy for the provision of
non-audit services by the external auditor. The policy helps to
safeguard the external auditor’s independence and objectivity.
The policy allows the external auditer to provide the following
non-audit services to British Land where they are considered to
be the most appropriate provider:

- audit related services- including forral reporting relating
to borrowings, shareholder and other circulars and work in
respect of acquisitions and disposals. In some circumslances,
the externat auditor is required to carry out the work because
of their office. In other circumstances, selection would depend
an which firm was best suited to provide the services reguired

In addition, the following protocals apply to non-audit fees:

- total non-audit fees are limited to 70% of the audit fees in any
one year. Additionalty, the ratic of audit to non-audit fees I
calculated in line with the methodology set out in the 2014
EU Regulations,

- Commitlee approval 1s required where there might be
questions as tc whether the external auditor has a conflict
of interest; and

- the Audit Committee Chair is required to approve in advance
each additional project ar incremental fee between £25,000
and (100,000, and Committee approval is required for any
additional projects aver £100,000.

Total fees for non-audit services amounted to £0.04m, which
represents 6% of the total Group audit fees payable lor the year
ended 31 March 2020. Details of all fees charged by the external
audilor during the year are set out on page 158,

The Committee 1s satisfied that the Company has complied
with the provisions of the Statutory Audit Services for Large
Companies Market Investigation (Mandatery Use of Competitive
Processes and Audit Committee Responsibilities) Order 2014,
published by the Competition and Markets Authority on

26 September 2014,

Effectiveness

Assessment of the annual evaluation of the external auditor’s
performance was undertaken by way of a questionnaire
completed by key stakeholders across the Group, including
senior members of the Finance team. The review took into
account the guality of planning, delivery and execution of the
audit [including the audit of subsidiary companies], the lechnical
competence and strategic knowledge of the audit team and the
effectiveness of reporting and communication between the audit
tearm and management.

PwC also provide the Committee with an annual report on its
independence, objectivity and compliance with statutory,
regulatory and ethical standards. For the year ended 31 March
2020, as for the prior year, the external auditor confirmed that it
continued to maintain appropriate internal safequards to ensure
Its independence and objeclivity.

The Comnmittee concluded that the quality of the external
auditor's work, and the knowledge and competence of the audit
team, had been maintained at an appropriate standard during
lhe year.

In addition, the Cammittee reviewed the Financial Reporting
Council’s [FRC]'s review of PwC's audit of the Group for the year
ended 31 March 2019. The FRC's review identifled some limited
Improverments in relation to the audit of property vatuations and
revenue recognition, but otherwise nated the audit was of a
‘good standard’, PwC's responses were discussed with
rmanagement and with the Commitiee to ensure the FRC's
points are addressed in future audits.

The Committee Lherefore recommended to the Board that a
resolution to reappoint PwC as external auditor of the Company
be put to shareholders at the 2020 AGM.
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REPORT OF THE AUDIT COMMITTEE CONTINUED

Internal Audit

The role of Internal Audit is to act as an independent and abjective
assurance function, designed to improve the ellectiveness of the
governance, risk managemenl and internal contrels framework
in mitigating the key risks of British Land. Ernst & Young LLP
(EY) continue to provide Internal Audit services to British Land
and atlended all Committee meetings to present their audit
findings and the status of management actions.

During the year, the Committee reviewed and approved the
annual Internal Audit plan, including consideration of the plan’'s
alignment to the principal risks of the Group and its joint
ventures. Internal audits completed during the year included
those in relation to supplier risk management, key cperationat
control testing, crisis management and Storey. Overall, no
significant control issues were identified although several
process and contral improvements were proposed, with follow
up audits scheduled where necessary.

Effectiveness

The annual effectivenass review of the internal auditor included
consideration of the internal Audit charter which defines EY's
role and responsibililies, review of the guality of the audit work
undertaken and the skills and competence of the audit teams.
Key stakeholders across the Group, including Committee
members, Head of Secretariat, Head of Financial Reporting and
other senior employees, completed a questionnaire to assess
the effectiveness of the internal auditor. The results of the
guestionnaire were improved from a good base, following

the completion of actions identified from the prior year

The Committee concluded that EY continued ta discharge

its duties as internal auditor effectively and shoutd conlinue

in the rale for the year commencing 1 Aprit 2020

Risk management and internal controls

The Board has delegated responsibility for oversesing the
effectivenass of the Group's risk management and internal
control systems to the Committee. The Commuttee has oversight
af the activities of the executive Risk Committee, receiving
minutes of all Risk Caormmittee meetings and discussing any
significant matters raised.

At the full and half year, the Committee reviewed the Group’s
principal risks including consideration of how risk exposures
have changed during the period. Both external and internal risks
are reviewed and their effect on the Company's strategic aims
considered. At full year, the Commuttee reviewed the Group's
ermerging risks, following a bottorn up assessment throughout
business units and deep dive by the Risk Comrnttes. The Audnt
Committee made a recommendation to the Board regarding the
identification and assessment of principal and ernerging risks.
The Board accepted the Committee’s recommendation.
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The Committee considered the Group's risk appetite and
recgmmended an update to the measuremeant of our pacple
risk in crder that the Group risk appetite remains set at an
appropriate level to achieve the Group’s strategic goals wilhout
taking undue risk. The Board accepted the Committee’s
recammendation for the Group's risk appetite.

The Committee also reviewed the status of key risk indicators
throughout the year against risk appetite, focusing on any which
were outside optimal ranges. The Committee gave particular
attention to the risks refating to Cowid-19, occupier credit risk
exposure, the UK's political and economic outlook following the
UK's departure fram the European Union and the UK's internal
political turmoil and development contractor exposure.

Half yearly, in conjunction with the internal auditor, management
reports to the Committee on the effectiveness of internal controls,
highlighting control 1ssues 1dentified through the exceptions
reporting process. Risk areas identified are considered for
incorporation in the internal Audit plan and the findings of
internal audits are taken into account when identifying and
evaluating risks within the business. Key observations and
managerment actions are reported to, and debated by, the
Cammittee. For the year ended 31 March 2020, the Commitiee
has not identified, nor been advised of, a faling or weakness
which it has deemed to be significant.

At lhe request of the Remuneration Committee, the Committee
considers annually the level of risk taken by management

and whether this affects the perfermance of the Company.

The Remuneration Committee takes this confirmation into
account when determining incentive awards granted Lo the
Executive Directors and senior management. Taking into
account reports received on internal key controls and risk
management, and the results of the internal audit reviews, the
Committee concluded that for the year ended 31 March 2020
there was no evidence of excessive risk taking by rmanagement
which ought to be laken intc account by the Remuneration
Committee when determining incentive awards.

The Group’s whistleblowing arrangements enable all staff,
including termporary and agency staff, suppliers and occupiers
to report any suspected wrongdoing. These arrangerments,
which are monitored by the General Counsel and Company
Secretary and reviewed by the Committee annually, include an
independent and confidential whistleblowing service provided
by a third party. In March 2020, a new third party supplier was
appointed that presents greater value and a more user-friendly
platform. The Committee received a surnmary of all whistleblowing
reports received during the year and concluded that the
response to each report by management was appropriate.

The whistleblowing repaorts were also relayed to the Board by
the Committee Chair,



The Committee also reviewed the Group's tax strategy which
sets out the Group's approach to nsk management and
governance In relation 1o UK taxation, its attitude towards tax
pltanning, the level of risk the Group is prepared te accept in
relation to tax and its relationship with HM Revenue & Customs.
The resulting document ['Our Approach to Tax'l was approved
by the Board and is available on the Company’s website at

www britishland com/governance.

Additional information on the Company’s internal controls
systerns IS set aut in the ‘Managing risk in delivering our
strategy section on pages 78 to 81

Investment and development property valuations

The external valuation of British Land's property portfaliois a
key determinant of the Group's balance sheet, its performance
and the remuneration of the Executive Directors and senior
management. The Committes is committed to the rigorous
manitoring and review of the effectiveness of its valuers as well
as the valuation process itself. The Group's valuers are now
CBRE, Knight Frank, Jones Lang LaSalle [JLL] and Cushman
& Wakefield

The Committes reviews ihe effectiveness of the external valuers
bi-annually, focusing on a quantitative analysis of capital values,
yield benchmarking, availability of comparable market evidence
and major outlicrs to subsector movements, with an annual

qualitative review of the level of service receved from each valuer.

The valuers attend Committee meetings at which the full and
half year valuations are discussed, presenting their reports
which include details of the valuation process, market conditions
and any significant jJudgements made. The external auditor
reviews the valuations and valuation process, having had full
access to the valuers to determine that due process had been
followed and appropnate inforrmation used, before separately
reporting 1ts findings to the Committee. The valuaticn process is
alsc subject to regular review by Internal Audit.

British Land has fixed fee arrangements in place with the
valuers in relalion to the valuation of whaolly-owned assets,

in Line with the recommendations of the Carsberg Committee
Repoart. Copies of the valuation certificates of CBRE, Knight
Frank, JLL and Cushman & Wakefield can be found on our
website at www britishland.com/reports,

Focus for the coming year

During the year ending 31 March 2021 the Commuttee will
continue to focus on the processes by which the Board
identifies, assesses, monitors, manages and mitigates sk,
particularly in light of the challenging conditions within the
retail sector and Covid-19. The Committee will also continue

te maonitor key risk areas for the business, particularly those
scheduled for review by Internal Audit including, but not limited
to, key linancial and operational controls, Canada Water,

cyber sccurity strategy and the procure 10 pay systerm operation.

British Land Annual Repert and Accounts 2020 113



REPORT OF THE CORPORATE SOCIAL RESPONSIBILITY COMMITTEE

Helping people thrive

We seek to ensure the Company is a first-class employer,
builds and manages first-class buildings for its communities
and occupiers and delivers this in a sustainable way.

7% N

| am pleased to present the report of the CSR Committee for the
year ended 31 March 2020.

The Committee was set up at the beginning of the year toc assist
the Board in overseeing its engagement with employees and
other stakeholders and to assess tha Company's wider
contribution to society. The Committee is also the Board's
designated mechanism for werkforce engagement in
accordance with provision 5 of the Code.

Our terms of reference set out the primary role of the Committee
and are available on cur website www. britishland.com/committees.
We summarise this as seeking to ensure that the Company:

Is & first-class emplover;

Builds and manages first-class buildings; and

Delivers this in a sustainable way for both our communities
and the environment.

The information below sets out in detail the activity undertaken
by the Committee during the year ended 31 March 2020. | hope
that you find it useful in understanding our work.

Key areas of focus during the year

In its first year the Committee has sought to understand further
the Company’s engagement with employees and how it constructs
its buildings to ensure they are high quality, safe and built in an
environmentally friendly way.
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Employee engagement and culture

We have been encouraged by the number and quality of
mechanisms in place for employee engagement and the results
of the engagement survey undertaken this year. The Committee
reviewed the output of the employee engagement survey, which
showed an overall engagement score of 75%, which is 6% ahead
ol the nalional benchmark. This is a gocd result and was basca
on a high response rate of 89%. Particularly encouraging for the
Committee were the scores of $1% saying they were proud to
work at British Land and 0% supporting the staternent that
British Land’s commitment to sacial responsibility [e.g.
community support, sustainability, etcl is genuine.

Over half of the mechanisms suggested by the FRC Guidance
on Board Effectiveness were already in use to engage with
employees. As Directors we have a number cf ways in which
we interact with employees and following our last externally
facilitated Board evaluation, almaost all Board meetings have
either a breakfast or lunch with an equal number of employees.
The initial round of these events enabled us to get to know
senior management better but in the last year we have had
the opportunity to meet other empleyees without senior
management present. Laura Wade-Gery has been the subject
of an "in conversation” session with employees which explored
a wide range of subjects.

The Company has a strong set of networks and cormnmittees
with different focus areas. These are not standalone focus areas
but are integratled into how we engage with cur stakeholders
and run our business. As an example, the Farents & Carers
Committee and BL Pride Alliance arranged a presentation from
the LGBTQ+ charity Just Like Us, who are now also an occupier
at Broadgate and have hosted workshops and training at the
Paddington Campus for students and teachers taking part in the
Just Like Us programme [further information on this can be
found on page 37). Similarly, the Wellbeing Committee has set
up a network including occupiers and the local community to
consider wellbeing at our Paddington campus. Further details
on these and our other committees can be found in our Expert
People section from page 28.

Construction and health and safety

The Committee took time to understand management’s
approach to health and safety and was impressed with

the rigour and detail of the systems in place to ensure our
buildings and practices are safe, with Accident Frequency
Rates substantially below the national average. We also
covered how we procure and design our buildings, including
having a design tramework which ensures that we and our
suppliers adhere to high environmental and ethical standards.




Engaging with our occupiers, both current and future, has
demonstrated that strong environmental credentials are an
increasingly key requirement for them and this is driving our
focus on more sustanable buildings which in turn supports our
leasing aim, to let space more quickly and achieve higher rents.
This is a great example of how engagement with our
stakeholders is driving change in how we run our business.

Sustainability

We have helped the Sustainability Committee to review
performance against the Sustainability 2020 targets that were
set six years ago. With our current sustainability programme
ending in March 2020, we have also guided the development of a
new sustainability strategy. This will focus on two key issues
arcund net zero carben on the environmental side and a

place-based approach to building connections in our communities,

underpinned by a commitment to upper quintile performance on
wider environmental matters and key principles of responsible
business, such as prompt payment to suppliers. We continue to
make good progress on reducing our environmental impact,
taking an innovative approach to projects such as 1 Triton Square
where we have saved 57.000 tonnes of embodied carbon in the
design and construction phase. Further details of how 1 Triton
Square has delivered environmental improvements and the
benefits of cellaboration with our stakeholders can be found

on pages 8 and 9. Further information on our appraach to
sustainability can be found on page 38.

Key areas of facus for the coming year

This first year of the Committee has been spent develeping our
understanding of some of the basic practices of the Company
and we can now begin to look at some areas in more detail.

We plan to review diversity in the workforce, including drivers
affecting diversity and what policies are in place or needed

to ensure we have a diverse workforce and pipeline for
future success.

We will review British Land’s engagement with its communities,
how the Company contributes to the wider society and the
impact this has on the Company's perfermance. We will alsc be
considering the charitable activities of the Company.

We will look at how we embed sustainability within all that we
do. Part of this will be a cultural shift to have sustainability as
part of every employee’s role and objectives and avoiding having
sustainability as a separate team who have to make designs and
practices mare sustainable in an incrementat way. This will
clearly be an integral part of the progress of our Developments
team. One of our measures of success will be not to have a
sustainability team in 10 years!

Committee composition and governance

The Committee is compesed solely of independent Non-
Executive Directors. Attendance at Committee meetings during
the year is set out in the following table:

Date of Commitiee

Director Pasition appontment Attendance

1 Apr 2019 3/3

Alastair Hughes _ Chairman

Lynn Gladden Member 1 Apr 2019 3/3

Members of the senior management team, including the Chief
Executive Officer, Chief Financial Officer, General Counsel and
Company Secretary, Head of Secretariat, HR Director, Head of
Developments, Head of Corporate Affairs and Sustainability and
Head of Sustainabte Developments, are invited to attend each
Committee meeting.

Committee effectiveness

The Committee’s effectiveness was reviewed as part of the
wider Board evaluation and concluded that the Committee

had operated effectively. The Committee reviewed and updated
its terms of reference, which are available on our website

www britishland.com/committees.

<.

Alastair Hughes
Chairman of the CSR Committee
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WORKFORCE ENGAGEMENT STATEMENT

Engaging with our workforce

Workforce engagement is central to the Expert People pillar
of our strategic framework.

The Corporate Social Responsibility Cornmittee,
chaired by Alastair Hughes, has formal responsibility
for overseeing the operation and effectiveness of

our workforce engagement mechanisms for the
purpeses of provision 5 of the UK Corparate
Governance Code.

The CSR Committee report on the previous pages
details the activities of the Committee in its first year
of operation, which have largely been facused on
exploring and understanding the mechanisms we
already have in place.
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Workforce engagement initiatives:
Communication

Internal communication

A member of our Executive Committee holds a
Company-wide meeting each month to report on
important Company developments, introduce
initiatives to colleagues and field questions.
These sessions are often opportunities for senior
management to discuss market conditions and key
operational initiatives with our workforce and take
guestions from them.



Our internal communications feam send
out a Company-wide weekly email with
updates and details of key events and a
member of our Executive Committee hosts
a social hour each manth where our people
network in a less formal environment.

Company Conference

Once a year cur people are brought
together from acress our business

te attend our Company Conference.

In 2019 the canference was held at the
Printworks at Canada Water. The day
consisted of presentations by the Group
Chairman, Chief Executive Officer,
Chief Financial Officer and other
mermbers of our senior management
team as well as interactive team building
and social evenis.

BL Leadership Team [BLLT)

The BLLT was created to enhance
collaboration and communicaticn
within the Group and was s response

to recommendations by the Board.

The BLLT comprises our top managers
and includes our Executive Committee
and its direct reports and meets monthly
to discuss key issues. BLLT members
are a key point of contact for our peaple
and facilitate a two-way dialogue
between the leadership team and the
rest of the workforce.

Financial awareness

At the half and full year, our Chief
Executive Officer and Chief Financial
Officer present the financial results to
the Group and answer questions.

Ownership

Qur ernployees are invited to join our
Company-wide Share Incentive Plan and
Save As You Earn Pltan. Employee share
cwnership encourages employees to focus
on tong term Company performance and
aligns their interests with shareholders.

Engagement with Directors

Engagement survey

The Board reviews the results of the
annual employee engagement survey

as well as interim ‘pulse’ surveys.

The Board discusses the results and
challenges management on areas of
improvement. The response frem the
2019 engagermeant survey returned results
significantly above the national benchmark
on questions relating to leadership.

Mcre details on our engagement survey
can be found on page 34,

BL employee networks

As discussed on pages 36 and 37 there
are a wide range of employee-led
networks at British Land. The work of
our networks has promoted social issues
that are important to our people and
driven internal policy changes such as
our adeption of enhanced shared
parental leave.

The CSR Committee receives
presentations by the Chairs of our
networks to engage with key issues
at Board level.

Covid-19

Consideration of the
Company’s workforce

was at the centre of decision
making both by executive
management and the
Board during the immediate
outbreak of the virus.

The safety of our pecple and
their families, together with
the interests of our other
stakeholders, shaped the
decisions that we took as a
husiness. This was only
possible due to the strong
mechanisms of employee
engagement that were
already in place.

BL networks

We were able to leverage
our employee networks (o
provide support with useful
information and tips to

our workfarce,

Leadership

Executive Cornmittee members
ensured there were clear
lines of communication

with their teams which

was aided by the BLLT and
cross-Company collaboration.
The Executive Committee and a
BLLT working group both met
every day during the outbreak
of the crisis te manage the
effects on the Group and

our respense in real time.
Chris Grigg also gave regular
Company-wide updates.
YEreLspnTae o
tcouahour
Report 1 nothe
cader stakenolosr

sngegement on pajes 9 to ¥
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DIRECTORS' REMUNERATION REPORT

Aligning Iincentive

with strategy

Our Remuneration Policy aligns management incentives with our strategy.

Dear Shareholders

| am delighted to intreduce the Directors” Remuneration Report
for the year. This is my lirst reporl to you as Chair of the Cormmittee
having taken over from William Jackson at the AGM on Friday 19
July 2019,

On behalf of the Board and the Commuttee,  would like 1o
thank Willlam for his excellent and therough chairing of this
Committee for three years. We have all benefitied from his
wisdom and his challenge throughout this time, culminating
in his pileting through of cur new Remuneration Policy
approved at the 2019 AGM_

Following William stepping down, the Committee had three
mermbers during 2019/20 - Lynn Gladden, Preben Prebensen
and myself. We continue to be supported by Andrew Udale of
Korn Ferry who we appointed to advise the Commuttee in 2017,

As you will be only too aware, an awful lot has happened in the
last few months as a result of Covid-19. As 2 Committee and a
Board we have discussed al length what decisions we should be
taking on rernuneration matters. In the remainder of this
statement, [ seek to explain what actions we have taken, what
actions we have deferred taking for the moment and in each
case why. In making these decisions we have been in close
dialogue with the executive members of the Board and our
fellow non-executives. We have considered carefully the
interests of the wider stakeholders of the Company and their
longer term interests in particular,
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Board changes

Charles Maudsley and Tim Roberls stood down from the Board
on 31 March 2019, Both were considered good leavers, and their
share plan awards have been pro-rated and treated in line with
the good leaver provisions in the respective plan rules. Charles
took a consultancy role with Bridgepoint Advisers and as a
result mitigated some of his monthly salary during his notice
period; Tim became CEO of Henry Boot plc with a similar
mitigation impact. Details are provided on page 129,

Your support for our new Remuneration Policy

Thank you for your 98.3% support of cur new Remuneration
Policy adopled at the 2019 AGM. Our remuneration philosophy is
simple — we want to ensure that our management is aligned to
shareholders’ and other key stakeholders’ interests, and that
our policy supports our long terrm business strategy, values and
carporate culture. We conducled an axtensive review of our
previous policy during 2018, concluding that, while the policy
was broadly working well, there was an oppartunity both to
simplify it and to ensure thal it was in line with the Company’s
current strategic objectives and with evolving best practice.
After consultation and discussion, it was good to receive the
support of so many of our shareholders and their representative
bodies in July 2019. The new policy is summarised on pages 120
ta 127 of this Annual Report.

Remuneration in respect of the year ended 31 March 2020

We believe that the manner in which the Committee sets and
operates this Remuneration Policy 1s clear to executives and is
aligned to our corporate culture, We operated it with regard (o
risks inherent in the business and market place, providing the
oppartunity for executives to garn rewards in a manner whichi is
proportionate to the value delivered against clear targets,

The Committee reflected at length on the impact of the current
circumstances an the Company's stakeholders. [n particular, it
took account of the Board's decision ternporarily to suspend the
dividend and that lother than for promotians) our employees will
nat be recewing salary reviews this year We have not furloughed
any of our own employees but are well aware of the impact of
Covid-19 on cur communities, suppliers and customers,
Shareholders have received two quarterly dividends with the
remaining dividends currently being retained in the business,
adding Lo our cash balances and therefore cur net asset vatue
per share,

The result of these deliberations was that despite Covid-1%
affecting only six weeks of the performance year in question,

the estimated level of bonus for the whole business against
criteria we had previously set for the year ended 31 March 2020
was reduced by 41%. Specifically this has reduced the estimated



bonuses for executive directors to ¢ 40% of their salary levels as
opposed to c.70% and represents approximately a quarter of the
maximum available opportunity. However, we have decided that
while these are estimates of whal would have been pard after
scaling back, the decision on whether some, all or none of the
scaled back amounts should actually be paid to Executive
Directors is being deferred The same approach has been taken
to the entirety of bonus awards for members of the Executive
Committee and for the decision on a portion of the benus award
for over 100 further managers. The decision on Lhese bonuses
will be reached later in 2020 when more information on the
impact on our stakeholders in relation to the year ended

31 March 202015 gvailable. The Committee and management
believe that this deferral of any decision on how much of the
estimated bonus to award is the right and fair approach in

lhese unprecedented circumstances,

Remuneration in respect of the year commencing
1 April 2020

Salaries

We took a decision nol to review salaries for the Executive
Directors so they remain unchanged. The Non-Executive
Directors’ and the Chairman’s fee levels also remain
unchanged. In addition, the Executive Directors volunteered to
walive an amount equal to 20% of their salaries for the first three
months cf the year. The Chairman and the Non-Executive
Directors also volunteered to do the same in relation te 20% of
fees for the same three-manth peried.

Annual Incentives

For the coming year, we will continue to measure 70% of lhe
Annual Incentive against quantitative measures, and the
remaining 30% based on strategic measures. We have made
some changes for this year to reflect the current environment
and will be assessing the level of bonus derwed from the targets
setin the context of the wider stakeholder experience during the
year. Further infarmation is set aut on page 122.

Long term incentives

The Committee intends to grant long term incentive awards
during the coming year to the two Executive Directors and other
senior executives. The performance measures and targets will
remain unchanged, but the intended (evel of award had not been
determined by the Commmuttee by the tirme of signing the Annual
Report. The Committee intends to make this decision closer to
the date of grant so that it can factor in the share price to the
size of the award. We will set out and explain the grant levels in
next year's Report, which will not exceed the levels awarded
last year.

Executive pensions

We are committed to ensuring that pension contributions across
our workforce are eguitable. Simon Carter joined the Company
in May 2018 with the same pension benefit as the wider
workforce at 15% of his salary. As noted last year, Chris Grigg
has agreed to reduce his pension allowance by 5% of salary
annually [now 25% for financial year 2021) 1o bring it in line with
the ermployec contribution rate by 2022 We would like to thank
Chris for his sensitivity to wider shareholder concerns about
executive pension contributions.

Below Board-level incentives

Following the approval of our new Remuneration Palicy in July
2019, we have revisited the Annual Incentive arrangements for
our Executive Cornmittee. This is in line with the requirements
of the 2018 UK Carperate Governance Code Previously, this
tearn’s Annual Incentive struclure was the same as our wider
employee base; we have decided to creale an even stronger link
between their Annual Incentive and the financial performance of
the Company in the way we assess the amount of their bonus al
the end of the financial year.

Gender pay gap

The latest gender pay gap for the 5 April 2020 snapshots shows
a further reduction in the median pay gap of 7% to 27.9% from
34.9% for British Land. Broadgate Estates, a subsidiary
company, shows a decrease in the median pay gap from 37.7%
to 35.5%. Mare infarmation can be found at www . britishland.
com/gender-pay-gap.

Recommendation

British Land is committed to Listening carefully to shareholder
feedback and to applying best practice to 1ts remuneration
policies and approach. We hope that you will continue to support
our approach to remuneration and will vote in favour of this
report at the 2020 AGM.

Yours sincerely

e,

Laura Wade-Gery
Chair of the Remunerahon Committee
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How we aligh rewards
to delivering our strategy

As set out on pages 22 to 23, we have a clear strategy to build an

increasingly mixed use business.

It will comprise three core elements: our London campuses, a smaller Retail portfolio and a residential business.

To deliver on this strategy, we focus on four objectives:

Customer Orientation:
Responding to changing lifestyles

Right Places:
Creating great environments

Delivering against these objectives creates the inputs
to future value creation for all of our stakeholders.
We run a very long term business and actions taken in
any one year can take many years to show up as
enhancing value.

CQur remuneration philosophy is to incentivise and
reward employees across the Group, cascading from
the Executive Directars, to deliver these inputs whilst
also managing the business on a day-to-day basis.
Successful delivery of some of these objectives may
not necessarily be reflected in the financial results of
the business in a single year but should flow through
ta the longer term performance of the business.

In determining what the best measures of
performance are for incentivising our employees, the
Commiitee slrikes a balance between the short term
and longer term goals thati sets. The short term
goals are a mixture of these inputs and annual
financial performance.

1 year performance

Annual

profitability
Balance sheet
resilience

Property valuation
changes

Cost and revenue targets

Net Asset
Value changes

Dividends and share
price movements

Strategic targets for these 4 inputs

Capital
Efficiency

(£
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Refinancing date and liquidity targets

W Expert People:
Changing the way we work

(/E) Capital Efficiency:
e | houghtful use of capital

this creates an alignment wilh sbareholders ensuring
that the level of annual bonus is not out of line with the
performance of the business in the financial year.

Over the longer term, we measure our performance
against selected market benchmarks. We only deliver
rewards where the business at least rmatches those
benchrmarks and we share a small percentage of any
autperformance. We tailor these benchmarks to be as
relevant as possible but we recognise that there may
inevitably be a degree of mismatch.

The chart below llustrates the alignment
between (i) what we are focusing on doing

lour strategic objectives), {it) what we measure
and report on [dark blue! and (in] what we reward
Executive Directors for delivering llight bluel.

3 year performance

eturn sutperformance

Total Accounting Return outperformance

Total Shareholder Return cutperformance



Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 19 July 2019. The Policy will apply until the AGM in July 2022. The Remuneration
Policy is set out in full in the 2019 Annual Report and is available on our website www britishland.com/committees

Element of Link to strategy Framework

remuneration

Fixed Basic salary Attracts and retains Expert People with Reviewed annually and increases typically in line with
the appropriate degree of expertise and the market and general salary increases throughout
experience to deliver agreed strategy. the Group.

Benefits Benefits are restricted to a maximurn of £20,000 per
annum for car allowance and the amount required to
continue providing agreed benefits at a similar level
year an year.

Pension Defined contribution arrangements — cash allowances

contribution in lieu of pension are made to the CFO at 15% of salary.
The CEO’s pension allowance has heen reducing by 5%
of salary per annum lcurrently 25% for the year
commencing 1 April 2020) and will do so until it is in
line with the majority of the workforce at 15% of salary.
The workforce rate will apply to all future Executive
Director appointments.

Variabte Annual Performance measures related to British Maximum opportunity 1s 150% of basic salary. 2/3rd 15

Incentive LLand's strategic focus and the Executive paid in cash with the remaining 1/3rd {net of tax] used

Director’s individual area of responsibility to purchase shares on behalf of the Executive Director

are set by the Committee at the beginning  [Annual Incentive Shares] which must be held for a

of the financial year. further three years whether or not the Executive
Director remains an employee of British Land.

Long term  Total Property Return [TPR] links reward Recent LTIP grants have been at the level of 250% of

incentive to gross property performance. salary in the form of performance shares, within the

Total Accounting Return [TAR] Links reward maximum value of an LTIP award of 300% of salary.

to net property performance and
shareholder distributions.

Total Shareholder Return (TSR] directly
correlates reward with shareholder returns.

Executive Directors’ remuneration

The tables below show the 2020 actual remuneration against potential opportunity for the year ended 31 March 2020 and 2019 actual
remuneration for each Executive Director. Full disclosure of the single total figure of remuneration for each of the Directors is set out
in the table on page 124.

Chris Grigy Simon Carter

Chief E;gecgtivi - £000 gme_f Fmanmai@ffiﬁcrg\riri_ o - £'000
2020 actual _ - £1534 2020 actual _ F819
2020 potentiat sy 2020ptentar | B O oiase
s019scuet [N Enss3 2009acwet - e735

T
2,000

— R - - —— =
1.000

B il
2,000 3,000

1 1
0 1,000 1,500

o -
wal
(=}
(=

T T
4,000 5,000

M Salary B Benefils M Pension B Annual Incentive  Long term incentives

1. 2020 potential assumes that both annual and long-term incentives pay out in full.

2 2020 polential assumes that Annual Incentives pay out in full. There are no LTIP vatues for Simon Carter as the first grant following appointrment was made in June 2018
which will be included in the 2021 pay figure

3. 2019 actual is based on pay since appointment in May 2018 and excludes buyout award made on recrurtment.
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DIRECTORS REMUNERATION REPORT CONTINUED

How we intend to apply our Remuneration Policy
during the year commencing 1 April 2020

The following pages set out how the Committee intends to apply the
Remuneration Policy during the coming year.

Executive Directors’ remuneration

Basic salaries

Basic salaries for our current Directors remain unchanged at
the following levels for the year cornmencing 1 April 2020.
However, as explained on page 119, Chris and Simon have
elected to forge an amount equal to 20% of their salaries for an
imitial period of three manths effective 1 Aprit 2020

LRI

Director Lo

ChnsGrgg_ _ _ _ __ __ ___ _ 874,
Simon Carter 500

Pension and benefits

Chris Grigg has volunteered to reduce the pension contribution
he receives {rom the Company over the coming years. As such,
for the year commencing T Apnit 2020 his contribution has been
reduced to 25% ol salary and lhis will continue to be reduced by
5% of salary per annurm until it is at 15% of salary (in line with
the current workforce level]. Simon Carter will continue to
receive a 15% of salary pension contribution. Benefits wll
continue te be provided in tine with the policy and include a car
allowance and private medical insurance

Measure

Net Asset
Value changes

Annual
profitability

Quantitative measures

70% reward weighting Refinanci
efinancing

Balance sheet
resilience measures:

Liquidity

Strategic measures

30% reward weighting year's report

Capital
Efficiency
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0% payout for meeting a threshold level rising to 100% payout
for at Least matching a stretch level

0% payout for meeting a threshold level rising te 100% payout
for at least matching a stretch level

These targets will be fully disclosed and explained in next

Annual Incentive awards

The rmaximum bonus opportunity for Executive Directors
remains at 150% of salary. The performance measures for the
Annual Incentive awards have been sclected to reflect a range of
guantitative and strategic goals that support the Company’s key
strategic objectives. The performance measures and weightings
for the year commenang 1 April 2020 are set out in the table
below. The Commiliee has made several changes this year to
the operation of the Annual Incentive plan. These reflect the
changed circumstances we find aurselves in for the year ahead.

First, as we finatise this reporl, developmeant activity has been
delayed. Second, there is an increased focus within the market
place on balance sheel resilignce for property companies.
Finally, there 15 [ess certainty in relation to the precision of
independent property valuations. Reflecting these changed
circumstances this year, the Cornmitiee has altered the way it
witl operate the plan for the year commencing 1 April 2020

as follows:

The weighting on TPR will be reduced from 30% to 20%;
Two balance sheet resilience measures will be introduced to
replace the 10% on development profit and the 10% from the
TPR measure; and

- The profitability measure Lhat incentivises ouiperformance ol
the annual budget will be a combination of cost and revenue
with a wider range than in previous years reflecting the
greater uncertainty currently prevailing.

Proportion of Annual
Incentive as a percentage
of maximum oppertunity

Total Property Return outperformance target
17% payout for matching the MSCI benchmark index rising to
100% payout for cutperforming by 1.25%

Financial budget targets for cost and revenue
0% payout for meeting a threshold level rising to 100% payout
for at least matching a stretch level

0

" it



The detailed targets that the Committee sets are considered to be commercially sensitive and as such the specific targets for the
guantitative measures for the coming year will be disclosed in the 2021 Remuneration Report. In assessing how the Executive Directors
performed during the year commencing 1 April 2020, the Committee will take into account therr perfarmance against all of the
measures and make an assessment in the round to ensure that performance warrants the leval of award determined by the table above.
This year in particular, the Commuttee will assess performance in the context of the wider stakeholder experience and overall corporate
outcome. Discretinn may be cxercised by the Committee and, if this 1s the case, a full explanation will be set out in next year's repaort

As disclesed previously, the Comrmittee agreed that for Annual Incentive awards, the sector waighted IPD March Annual Universe
benchmark [which includes sales, acquisitions and developments and so takes into account active asset management as well as a more
representative peer group) would be most suitable.

In line with current practice, two-thirds of any amount earned will be paid in cash with the remaining one-third [net of tax) used to
purchase shares which must be held for a further three years.

Long term incentive awards {audited)

An LTIP award will be granted to Executive Directors during the year coernmencing 1 April 2020. The size and timing of the award will be
determined by the Committee at a later dale and explained in the next year’s report, having been disclosed al the time of grant.

The performance measures that apply to this LTIP award will be as below These measures were also applied to the LTIP award granted
in July 2019, as shown on page 127.

Measure Link to strategy Measured relative to Weighting
Total Property Return [TPR] The TPR measure is designed  TPR performance will be assessed against 40%
to link reward to strong the perfecrmance of an IPD sector

The change in capital value, less any capitat
expenditure incurred, plus net income,
TPR 1s expressed as a percenlage of
capital employed over the LTIP performance
periad and is calculated by IPD A - - -
Total Accounting Relurn [TAR] The TAR measure is designed lo - TAR will be measured relative to a market 20%
link reward to performance at capitalisation weighted index of the FTSE

the net property level that takes 350 property companies that use EPRA

account of gearing and our accounting.

distributions to sharehelders.

performance at the gross weighted benchmark.
property level,

The growth in British Land's EPRA Net
Tangible Asset Value [NAV] per share

plus dividends per share paid over the
LTIP performance period.

Total Shareholder Return (TSR] The TSR measure is designed Half of the TSR measure will be measured 40%
The growth in value of a British Land to directly correlatg reward relative to the perfarmance of the FTSE
. with the relurn delivered to 100 and the other half will be measured
shareholding over the LTIP performance : . ;
shareholders. relative to a market capitalisation

periad, assuming dividends are reinvested

i t
to purchase additional sharcs. welghted index of the FTSE 350 property

companies that use EPRA accounting.

Performance against the LTIP measures will be assessed over a period of three years. If performance against a measure is equal to

the index, 20% of the proportion attached to that measure will vest and if performance is below index the propertien attached to that
measure will lapse. 100% of the proporticn of each element of award attached to each measure will vest if British Land's performance
is at a stretch level, Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSK [Real Estate! 3.00% per annum and TSR
(FTSE 100) 5.00% per annum There will be straight-line vesting between index and stretch performance for each measure. Following a
change in the EPRA definition of NAV, TAR Is now being measured using EPRA Net Tangible Asset Value per share.

The Commuttee retaing the discretion to override the formutaic outcomes of incentive schemes. The purpose of this discretion is to
ensure that the incentive scheme cutcomes are consistent with overail Company performance and the experience of stakeholders.

Non-Executive Directors’ fees

Fees paid to the Chairman and Non-Executive Directors are positioned around the mid-markel with the aim of attracting individuals
with the appropriate degree of expertise and experience. The fee structure set out below 1s unchanged from those applied i 2017
However, a5 explained cn page 119, the Chairman and Non-Executive Directors have elected to forge an amount equal ta 20% of their
fees for an initial period of three months effective 1 April 2020,

Chairman’s annual fee i ] o o o £375,000
Nen-Executive Director's annual _fge_ T i . o B _ £64,000
Senior Independent Directer’s annual fee i o _ ~£10.000
Audit or Remuneration Cermmitlee Chairman’s annual fee ] o S _ £Zo.000
Audit or Remuneration Cornmittee member's annual fee o _ _ £8,000
CSR Committee Chairman’s annual fee o B _ £14,000_
Nornination or CSR Commitiee member’s annual fee £5,000
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DIRECTORS REMUNERATION REPORT CONTINUED

How we applied our Remuneration Policy
during the year ended 31 March 2020

The following pages set out how we implemented the Directors’
Remuneration Policy during the year ended 31 March 2020 and the
remuneration received by each of the Directors.

Single total figure of remuneration laudited)

The following tables detait all elernenls of remuneration recewvable by British Land's Execulive Directors in respect of the year ended
31 March 2020 and show comparative figures for the year ended 31 March 2019

Other items in Pension or
the nature of pension Annual Long term
Salary Taxable benefits remuneration allowance Incentives' incentives® Total
2020 2020 2020 2020 2020 2020 2020
Executive Directors Loco £800 £000 E£000 E£000 £000 £408
Chris Grigg 874 20 16 262 362 0 1,534
Simon Carter 500 20 13 75 21 0 819

1 Estimated outcomes, 2020 Annual Incentrve outcornes are subject to the publication of final IPD results and an assessment by the Commitlee later in the year.
2 Forecast oulcomes 2020 Lang Term Incentive outcomes are subject Lo confirmation of final vesting levels in June 2020

[ | LI P At
A Al [ BT B |k [

esr 15300 460 0 s
421 18 599 b3 238 0 1,329

ChrisGrigg
Simon Carter (from May 2018)

T Confirmed outcormes Actusl Annual ncertive and Long Tenn ncenfive outcomes are confirmed after publication of the Annual Repart each year Forecast estimated
figures were published in the 2019 Repert, the uctual vutcomes are reflected in the table above

Notes to the single total figure of remuneration table {audited}
Fixed pay

Taxabte benefits: Taxable benetits include car allowance [Chris Grigg €14,800 and Simon Carter £16,700] and private medical
Insurance

Other items in the nature of remuneration: include life assurance, permanent health insurance, annual medical check-ups,
professional subscriptions, the value of shares awarded under the all-employee Share Incentive Plan and any notional gain on
axercise for Sharecave nptions that matured during the year, if any. As disclosed in 2018, to replace deferred payments forfeited on
joming British Land, Simon Carler was conditionally awarded €4675,000 of shares [86,196 shares] which had Lo be held for at legsl a
year from 22 June 2018, with a value of £592,684.

Pensions: Chris Grigg does not parlicipate in any British Land pension plan. Instead he receives cash allowances, in lieu of pension.
As statad in the 2019 Report it was agreed with Chris that his annual pension allowance would reduce by 5% per annum until it 15 in
alignment with the wider workforce. Simon Carter is a member of the Defined Contribution Scheme and ulilises his Annual Pension
Allowance: the remaining amount of his pension 15 paid to him in cash, for him to make his own arrangements for retirernent. Simon
Carter is also a deferred member of the British Land Defined Benefit Pension Scheme in respect of his employment with British Land
earlier in fus career. The table below details the defined benefit pensions accrued al 31 March 2020.

Defined benefit

pension accryed af Normat

31 March 2020 retirement

Executive Director £000 age
Simon Carter 38 a0

There are no additional benefits that will become recewvable by 2 Director in the event that a Directer retires early.

Annual Incentives FY20 laudited)

The level of Annual Incentive award is determined by the Committee based an British Land’s performance and Executive Directors’
performance agawnst quantitative and strategic targets during the year. For the year ended 31 March 2020 the Carnmittee’s
assessment and outcomes against these criteria [before exercising any discretion] are set out below. Quantitative measures are a
direct assessmenl of the Company’s financial performance and in the very long term business we cperate are a reflection of many of
the decisions taken in prior years. The delivery of strategic objectives positions the future perforrnance of the business so payouts
under this part of the Annual incentive Plan will not necessarily correlate with payouts under the guantilative measures in any year
The level of bonus calculated by applying the criteria below generated an cutcome of ¢ 70% of salary for the two Executive Directors.
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Having reflected at length on the impact of Covid-19 on the Company’s stakeholders (including our employees, shareholders and
customers] the Committes with the full support of the executive directors, scaled back the level of estimated bonus to 41.4% and
42 2% of salary for Chris and Simon respectively, just over a quarter of the maximum oppoertunity. The decision on these bonuses
will be taken later in 2020 when more informaticn on the impact on our stakeholders i1s available and when performance against the
Total Property Return tenchmark for the year ending 31 March 2020 15 known.

Guantitative Final Asa
measure Weighting outcome % of salary  Performance achieved against target range

<Obps Obps +125bps Target range of matching sector
Total weighted index to outperforming
Praperty a o o, itby126bps. Forecast TPR of
Returns 30% _“.D 0% 0% -7 4%, underperforming against
vs IPD bps the estimated threshaold of

i weighted IPD index by -460bps.
Budget On Budget Target range of 1% below the
-1% Budget +4% budget target to outperforming
] 0 o o It by &%,
Profit 30% 26.27% 39.41%
£306m .
£293m  £2%m f'?ﬂﬂi?*r71
| |

But;get Gln Buc',get Target range of 1% below

1% Budget +4% budgeted development profit to
Development 10% . 0 0% outperforming it by 4%.
Profit O £45.6m 0 o

{88 0O B 9m {92 hm

] ] |

Sub tozal 70% Sub-total 26 29%  39.41%

Mote The above chart 1s a torecast of the 2020 TPR autcomes which will depend on perfarmance agamst IPD figur es thal will only became available after the publication of
this Report and as such, represant an estirmate of the final hgures

CHRIS GRIGG

Final outcome

Final outcome

Strategic objective Measure Weighting Performance achieved (% of max] 1% of salary)
=it Celiver Planned Developrment Achieved unanimous resclution to grant :
Places projects planning permission for Canada Water 3.75%

7.5% Development
Grow our urban mixed use Further diversification of lenant base at 375%
. business Broadgate. Space cormnmitted to Storey | ]
Custome”  Deliver Campus Promise Completed neighbourhood/campus
. ! 3.75%
Onerteion Framework promise framework
Evolve our offer leveraging 7.5% | Commenced execution of digital
technology platform strategy [(SMART, Vicinitee, 1.88%
. Storey Portall 20.64% | 30.96%
200 Expcrt New managernent structure Int ted to for inale Pr .
maal Foople established and operating i niegrated to form & singte Froperty 3.75%
efficiently ; . business lincluding Broadgate Estates)
Reduce Gender Pay gap 7.5% Gender Pay Gap median reduced by 7%
[April 2020 snapshot datal ; as at 5 April 2020; Septernber Survey 1.88%

L ! engagerment score of 75% .

@ Camtal Progress made on ! Retail sales impacted by Brexit and
Efficicncy Retail plan ‘ 7 59 retail decline. Completed €194m of 0.94%

B 4‘ e | superstore sales £103m of other retail o
Deliver Capital FPlan ___J 'Purchased £86m Cffice/Storey 0.94% ¢
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DIRECTORS REMUNERATION REPORT CONTINUED

SIMON CARTER

Final outcorne  Final outcome
Strategic objective Measure Weiaghting  Performance achieved [% of max] [% of salary]

Right Implement and execute 7 5 Investor Relations programme refreshed - 5 75%
Places refreshed IR Programme = |and successful Investor day held o ,U, B
Cuslomer Evolve our offer leveraging Proactis system live. Property .
7.9% 7.0%
Orientation  technology ‘ rnanagement prototype approved at Board ~ H
N Cxpert Agree new CSR Strategy New CSR (including Sustainability]
‘= FPeapie Strategy agreed. 10 year energy reduction 3.75%
. 75y target achieved [55% reduction] 21.57% 32.36%
Reduce Gender Pay gap e Gender Pay Gap median reduced by 7%
([April 2020 snapshot data) as at 5 April 2020; September Survey v 1.88%
o o o engagement score Qf 75% |
(/i_‘.\) Capital Deliver Capital Plan . Completed share buyback programme ' 0.94% |
= Efficicney Refinance Requirements | 7.5% Financing mitiatives executed to mamntam 3 7R,
L _ Maintained I | 24yrs retinancing date T
Forecast final Forecast final
autcome outcome
Total bonus calculation (% of max) % of salary)
ChrisGrigg ) 46.91% 70.37%
Simon Carter 47.84% 71.77%
Scaled back
estimated bonus
(% of salary|'
Chris Grigg 41.39%
Simon Carter 42.27%

1. As described on page 125 the Cormnmittee scaled back the level of estimated bonuses by 41% and has delerred a hinal decision on whether to pay scme, all or part of this
scaled back honus The decision on these benuses will be reached during 20720

One third of the annual bonus (after tax has been paid] has to be applied to purchase shares which are then held for three years by

the Exccutive Director.

20192 comparative: in May 2019, the Committee confirmed that the underperformance of TPR compared to the IPD benchmark was
-220bps rather than the estimate of -190bps made for the purposes of the single total figure of remuneration table in the 201% Annual
Report This did not alter the amount of bonus earned.

Long term incentives (audited)

The information in the long term incentives celumn in the single total figure of remuneration table (see page 124} relates to vesting of
awards granted under the following schemes, including, where applicable, dividend equivalent payments on those awards. The below
note outlines forecasts of the 2020 long term incentive outcomes The actual cutcomes will only become available after the
publication of this Report.

Long-Term Incentive Plan

The awards granted to Executive Directors on 28 June 2017, and which will vest on 26 June 2020, were subject to three performance
conditions over the three-year pericd to 31 March 2020. The first condition [40% of the award] measured British Land’s Total Property
Returns [TPR) relative to the funds in the December IPD UK Annual Property Index [the Index); the second [40% of the award]
measured Total Accounting Return [TAR] relative to & comparator group of British Land and 15 other property companies; while the
third [20% of the award! measured Total Shareholder Return (TSR), half of which was measured against the FTSE 100 and the other
half measured against the comparator group of British Land and 15 other property companigs.

The TPR element is expected to lapse, based on British Land's adjusted TPR of 0.2% per annum when compared to the funds in

the Index of 4.0%. The TAR element is also expected to lapse based on Bnitish Land’'s TAR of -2.1% per annum compared to 4.6% per
annum lor the property company median. The actual vesting of the TPR and TAR elements can only be calculated once results have
been published by IPD and all the companies within the cormparator group respectively. The actual percentage vesting will be
confirmed by the Committee in due course and details provided in the 2021 Remuneration Report. Korn Ferry has confirmed that the
TSR element of the award will lapse as British Land’'s TSR performance over the period was -0.96% compared to a median of 5.62%
and 39.58% for the FTSE 100 and Property companies comparator groups respectively.

Increase in value as a result

Estimated value of Estimated dividend of share price movement

Performance Number of performance award onvesting  equivalent and interest between grant and vesting

Executive Director shares or options shares awarded £000 £000 £000
Chris Grigg Shares 340,264 nil nit n/a

2019 comparative: As set out in the 2019 Annual Report, the 2016 LTIP awards lapsed in full on 22 June 2019 as expected.
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Matching Share Plan
The last award was made under the Matching Share Plan in 2074 and as such there was no award with a performance period ending
on 31 March 2020 to be disclosed in the 2020 single figure

2019 comparative: In June 2019, the Committee confirmed that the 2014 M5P Matching awards lapsed in full, compared to the
forecast vesting at 50%. The long term incentive figures in the 2019 comparatives of the single total figure of rermuneration table have
therefare been updated accordingly.

Share scheme interests awarded during the year (audited)

Long-Term Incentive Plan

The total face value of each Executive Director's LTIP award for the year ended 31 March 2020 was equivalent 1o 250% of basic salary
at grant.

The share price used to determine the face value of performance shares, and thereby the number of performance shares awarded, 15
the average over the three dealing days immediately prior to the day of award. The share price for determining the number of
performance shares awarded was 535.60p. The performance conditions attached to these awards are set out in the Remuneration
Policy approved by shareholders in July 2019 and summarised on page 123

Performance shares

Percentage vesting on
achievemnent of

Number of End of minimum performance

perfarmance Face value performance threshold

Executive Director Grant date shares granted £000 period Yesting date %
Chris Grigg 23/07/2009 407,923 2,185 31/03/22 23/07/22 20%
Simon Carter 23/07/2019 233,383 1,250 31/03/72 23/07/22 20%

Directors’ sharehcldings and share interests [audited)

The table below shows the Directors’ shareheldings, including shares held by connected persons, as at year end ar, if earlier, the date
of retirernent from the Board.

Although there are no shareholding guidelines for Non-Executive Directars, they are each encouraged to hold shares in British Land.
The Cempany facilitates this by offering Non-Executive Directors the ability to purchase shares quarterly using their post-tax fees.
During the year ended 31 March 2020, William Jackson and Tim Scare have each receved shares in full or part satisfaction of

therr fees.

Outstanding scheme interests as at 31 March 2020 Shares held
! i 1" Total shares

st by subject to Total of all share
- outstanding plan awards and
P | share plan oA As at 31 March shareholdings as
Director [N e Lo awards . 2020 at 31 March 2020
Chris Grigg 1,062,171 9468 1439146 2,510,785 1,343,549 1,459,709 3,970,494
Simon Carter . £11,116 5,749 0 416,885 133,975 142,085 558,970
Tirm Score [Chanr] . 43,899 54,319 54,319
Lyijr]VGLaddem 18,339 18,339 18,339
Alastair Hughes 7,274 i 7,371 7,371
Willam Jackson o . ) ) 135115 1_43,728 143,728
Nicholas Macpherson 5,600 5,600 5,600
M@_ﬂ Prebensen ZD,QUG 20,000 20,000
Laura Wade-Gery o 777 2,585 9,585 2,585
Rebecca Worthington 3,000 3,000 3,000

Formgrrpirectors who served during the year B o
John Gitdersleeve' 5,220 5,220 5,220

1. Haolding 15 as at the date of departure of 19 July 2019.

In addition, on & April 2020, the following Non-Executive Directors were allotted shares at a price of 322.52 pence per share in full or
parl salisfaction of their fees:

MNon-Executive Director

Shares allotted

William Jackson _ B 3,247
Tim Score 7,731
Other than as set out shove, there have been no further changes since 31 March 2020.
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DIRECTORS REMUNERATION REPORT CONTINUED

Shareholding guidelines

The shareholding guidelines [as a percenlage of salary) for Executive Directors are 200% for the Chief Financial Officer and 225% for
the Chief Executive. In addition, Executive Directors will normally be required to retain shares equal to the level of this guideling [or if
they have not reached the guideling, the shares that count at that lime! for the two years following their departure. There is no set
timescale for Executive Directors to reach the prescribed guideline but they are expected to retain net shares received on the vesting
of long term incenlive awards until the target is achieved. Shares that count towards the holding guideline are unfettered and
beneficially owned by the Executive Directors and their connected persons, locked-in SIP shares and all vested awards count towards
the requirement on a net of tax basis. All other awards that are still the subject of a performance assessmenl and any share options
do not count.

The guideline shareholdings for the year ending 31 March 2020 are shown below:

Guideline as Holding counting toward % of Salary Held [Based

percentage of Guideline guidelines at on 21 March 2020

Executive Director basic salary holding’ 31 March 2020 Shareholding)
Chris Grigg i 225% 584,877 1,459,709 562%
Sinon Cdrler 200% 297,442 142,085 P69

1. Calculated on a share price of 336 2p on 31 March 2020,

Using the average sharc price for the whole financial year of 551p, the total guideline holding as a percentage of basic salary for Chris
Grigg and Simon Carter would be 920% and 157% respectively.

Acquisitions of ordinary shares after the year end

The Executive Directors have purchased or been granted the following fully paid ordinary British Land shares under the terms of the
partnership, matching and dividend elements of the Share Incentive Plan:

Date of purchase

Executive Director or award Purchase price Partnership shares Matching shares Dividend shares
Chris Grigg o 14/04/20 397 86p 38 76 nil
. L 14/05/20 324.00p L6 92 nil

Simon Carter - 14/04/20 397.86p 37 74 - nil
14/05/20 324 00p 47 94 nil

Other than as set out above, there have been no further changes since 31 March 2020,

Unvested share awards (subject to performance}

Number Subject to End of

outstanding at performance performance
Executive Director Date of grant 31 March 2020 measures period Vesting date
Chris Grigg LTIP performance shares 28/06/17 340,264 Yes 31/03/20 28/06/20
LTIP performance shares 26/06/18 313,984 Yes 31/03/21 26/06/21
o LTIP performance shares i ) 23/07/1% 407,923 Yes SW/USQ_Z__ 23/07/22
Simon Carter LTIP performance shares 26/06/18 177,733 Yes 31/03/21 26/06/21
LTIP performance shares 23/07/19 233,383 Yes 31/03/22 23/07/22

1 The Il TIP awards grantedin June 2017 are also included within the 2070 1 ang term ncentives’ column of the single total figure of remuneration tadle on page 124
The degrer Lo which performance measures have beer ar are expected to be achiovea, and the resultant praportions of the awards expected to vest, are detaled on
pages 126 to 128
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Unvested option awards [not available to be exercised}

Number Subect to End of
Executive outstanding at Dption price performance performance Date becomes
Director Date of grant 31 March 2020 pence measures pericd exercisable Exercisable until
Chris Grigg Sharesave options - 18/06/19 4137 4350 ~No  nfa 01/09/22 28/02/23
Simon Carter  Sharesave options 18/06/19 4,137 435.0 No n/a 01/09/22 28/02/23
Vested option awards (available to be exercised)
Number
Executive outstanding at Option price
Director Date of grant 31 March 2020 pence Exercisable until
Chris Grigg LTIP options _ 28/06/11 495,652 575 28/06/21
LTIP options 14/0%/12 TE3 494 538 14/09/22
Options exercised during the year ended 31 March 2020
Market price gn
Executive Number Option price Date became date of exercise
Director Date of grant exercised pence exercisabte Date exercised pence
Chris Grigg LTIF options 11/06/10 1.073,825 447 11/06/13 11707419 943.73

Payments to past Directors and for loss of office [audited)

As disclosed in the 2019 Directors’ Remuneration Report, Charles Maudsley cezsed to be a Director of the Company and left the
Company on 31 March 2019 and Tirn Roberts ceased to be a Director of the Cempany on 31 March 2019 and remained an employee
until 31 July 2019. The treatment of their remuneration arrangernents upon leaving the Company was in line with policy and disclosed
in full on pages 104 and 105 of the 2019 Annual Report. During the year ending 31 March 2020 Briush Land has therefore made the
following payments in line with the treatment disclosed:

(1) Charles Maudsley

- Apayment in beu of notice for the period frem when he left the Company to the end of his notice pericd, reduced by the value of
remuneration secured with Bridgepoint Advisers Limited during the notice period, totalling £381k.

- The bonus in respect of the year ending 31 March 2019 which totalled £251k of which one-third was used to purchase shares
which rmust be held for three years.

- The MSF Award failed to vest so had nil value

(2] Tim Roberts
- Paymenis comprising salary and car allowance for the period up to 31 July 2019 when Tim ceased to be an employee, totalling

£157.115,

- A payment in lieu of notice for the period from when he left the Company to the end of his notice period, reduced by the value of
paid employment secured with Henry Boot ple during the notice period, totalling £242k

- A payment of E13k in Lieu of untaken holiday,

- The bonus in respect of the year ending 31 March 2019 which totalled £251k of which one-third was used to purchase shares
which must be held for three years. Tim atso receved a bonus of £28k whilst he worked as 2 member of the Executive Committee
after leaving the Board.

- The M5P Award failed to vest so had nil value.

Other disclosures

Service contracts
All Executive Directors have rolling service contracts with the Company which have notice periods of 12 months on either side.

Normal notice period Nermal notice period
Director Date of service cantract to be given by Company to be given by Director
Chris Grigg 19/12/08 12 manths o 12 months
Simon Carter 18/01/18 12 months 12 manths

In accordance with the Cede, all continuing Directors stand for election or re-etection by the Company's shareholders on an annual
basis. The Directors’ service contracts are available for inspection during normal business hours at the Company’s registered office
and at the Annual General Meeting The Company may terminate an Executive Director’'s appointment with immediate effect without
notice or payment in lieu of notice under certain circumstances, prescribed within the Executive Director’s service contract.
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DIRECTORS REMUNERATION REPORT CONTINUED

Executive Directors’ external appointments
Executive Directors may take up one non-executive directorship at another FTSE company, subject to British Land Board approval.

Chris Grigg was appointed a non-executive director of BAE Systems plc on 1 Juty 2013. During the year to 31 March 2020, Chris received
a fee of £87,252 lincluding £7,252 of overseas travel allowances and benefits deermed to be taxable] from BAE Systems plc, which he
retained in full (2019: £92.640).

Relative importance of spend on pay

The graph below shows the amount spent on remuneration of all employees [including Executive Directors) relative ta the amount
spent on distributions to shareholders for the years to 31 March 2020 and 31 March 2019 The remuneration of employees decreased
by 11% relative to the prior year. As a result of the 2019 share buyback programme, the total cost of distributicns to shareholders
decreased by 16%. Distributions to shareholders inctude ordinary and. where offered, scrip dividends. No scrip alternative was offered
during the year ended 31 March 2020

Remuneration of employees Distribution
£66m including Direclors: tn shareholders:

_ £420m M Wages and salaries B FPID cash dividends paid

p to shareholders
1 ' b | ! | ! B Annuzl Incentives
a 100 200 300 400 5060 &00 & PID tax withholding

201%9/20

B Social security costs
- E74m MNon-PI0 cash dividends paid
F018/19 e B Pension costs to sharehalders
_ £502m Equity settled share based Share buybacks
e payments ) o

1 1 | ) 1 | 1
0 100 200 300 400 500 400

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land's total shareholder return for the 10 years from 1 April 2010 to 31 March 2020 against that aof the
FTSE All-Share Real Estate Investment Trusts [REIT] Total Return Index for the same period. The graph shows how the total return
on g £100 investment in the Company made on 1 April 2010 would have changed over the 10-year period, compared with the tolal
return an a £100 investrnent in the FTSE All-Share REIT Total Return Index. This index has been selected as a suitable comparator
because it is the index in which British Land's shares are classified.

The table below sets out the total remuneration of Chris Grigg, Chief Executive, over the same period as the Total Shareholder Return
graph. The quantum of Annual Incentive awards granted each year and long term incentive vesting rales are given as a percentage of
the maximurm opportunity available.

Chief Executive 2010/11 2011712 2012713 2013/14 2014/15 2015/16 2016/17 2017/18 2018/19" 201%/20°
Chief Exequtwe's single total figure of rermmuneration [£000] 2329 5353 4,810 5J§f)8 ‘,6,-,,551 ”3‘623 1,938 2279 1,653 1534
Annual Incentive awards against maximum opportunity (%) 83 79 75 90 26 &7 33 63 36 28

Long term incentive awards vesting rate agamst maximum
opportunity (%] n/a 99 63 78 73 54 15 16 0 0

1 Cenfirmed cutcome,

2. Forecast outcome.

Total shareholder return

The graph below shows British Land’s total shareholder return for the 10 years to 31 March 2020, which assumes that £100 was

invested on 1 April 2010. The Company chaose the FTSE All-Share REIT's Sector as an appraopriate comparator for this graph because
British Land has been a constituent of that index throughout the period.

Valae 2]
252
200
150
0o
01 Aprt 31 March 37 March 31 Marzh 31 March 21 March 31 March 3" March A1 March 3 March 31 Mareh
2010 2017 2012 2013 2014 20'% 2010 nz 2078 2019 2320

@ The British Land Company FLC @ FTSE ALl;Share_REIT's Sector
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CEOQ pay ratio

The CEQ pay ratigs are set out below in line with the new regulations. In calculating this information last year we used the gender pay
gap data calculated for each employec, to provide 2 more accurate calculation we moved to using employees as at 31 March 2020,
This analysis is very similar to Gender Pay analysis except that it excludes certain ane off amounts that might have distorted the futl
year figure. Pay data has been analysed on a full-time equivalent basis with pay for individuals working part-time increased pro-rata
to the hours worked It also includes employees on maternity who would be excluded under the Gender Pay methodology The table
below shows that the movement in the median ratio is broadly flat since 2018/1%. This 1s due to similar reductions in the CEOQ single
figure and the total pay for the median employce. The median ratio 1s considered to be consistent with the pay and progression
policies within British Land as the remuneration policy for the CEOQ is set based on the same principles as the policy for the wider
employee population. As such salaries for all employeas are set to reflect the scope and responsibilities of their role and take into
account pay levels in the external market. The majority of staff are also eligible to receive a bonus, and whilst vartable pay represents
a larger proportion of the CEQ’s package, in all cases, there is a strang link between payouts and the performance of both the
company and the indriidual The Cornmiltee Chair has provided an explanation of the relationship belween reward and performance

on page 120

CEQ pay ratie 2017/18 2018/1%9 201%/20
Method B B C

CEO single figure [£,000) o - 2279 1653 153
Upper qgarti_l-ei o o o 23:13 131 14:1

Median B - ] 351 o 2241

Lower guartile - ' ) ] 501 331 33:1

The salary and total pay for the indrviduzls identified at the Lower quartile, Median and Upper quartile positions in 2019/20 are set out
below. Having reviewad the pay levels of these individuals it is felt that these are representative of the structure and guantum of pay
at these points in the distribution of employees” pay.

2019/20 CEO pay ratio 1 -

Upper quartile £90.000  £106.240

Medan S - L EbbpA2 £6B.945
Lower quarlile £40,740 {46,830

Chief Executive's remuneration compared to remuneration of British Land employees
The table below shows the percentage changes in different elements of the Chuef Executive's remuneration relative to the previous
financial year and the average percentage changes in those elements of remuneration for employees.

Value of Chief Executive Value of Chief Executive Change in Chuef Executive Average change in remuneratioh
Remuneratinnreleiment - remuneration 2020 £000 __rn:emuneriatriron 2019 £000 7 o remuneration % o of British Land employees %
Salary 873.9 856.8 2.0 6.0
Taxable benefits o 20.2 215 -4.2! , -2.6
Annual Incanbive 35%.6 361.7 -21.3 -20.6

1 Change attributable 1o reduced premiums tor private medical insurance, whilst retaining an equivalent level of cover.

The Commuttee reviews, takes advice and seeks information frem both its independent adviser and the Human Resources department
on pay relatively within the wider market and the Company throughout the year. The CEO pay ratio and gender pay ratic help to inform
the Cornmittee in its assessment of whether the level and structure of pay within the Company is appropriate. The Committee
reviewed and updated the Remuneration Policy last year and shareholders approved both the Policy and 1ts application at the AGM
with votes in favour of 98% and 95% respectively. The Committee is satisfied with the current Policy and feels the opportunity and
alignment are appropriate at the current time.
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NRECTORS REMUNERATION REPORT CONTINUED

Non-Executive Directors’ remuneration laudited)
The table below shows the fees paid to our Non-Executive Directors for the years ended 31 March 2020 and 2019:

S [azazle oreet by Tatal

2020 ERE 2020 o 2020 R
Chairman and Non-Executive Directors £000 S €000 S €000 e
Tirm Score [Chair) 292 95 ) - - 292 95
Lynn Gladden 77 71 1 R 78 72
Alastaic Hughes 91 73 - - 9 E)
Williarm Jackson ] 87 105 - - 87 105
Nicholas Macpherson 72 71 - - 72 71
E’?eben Prebansen ' 7 76 ' 71 - - ' 76 7
Laura Wade-Gery _ ' 86 71 0 1 86 72
Rebecca Worthington 86 73 - 1 86 74
Enrmer Directors who served during the year i

John Gildersleeve 118 385 37 b4 155 449

1. Taxuble benefits incluce the tormer Chanrman s chaufieur cost and expenses incurred by other Nan-Executive Directars The Company provides Lhe tax gross up on
these benefits and the figures shown above are the grossed up values

Letters of appointment (audited)

ALl Non-Executive Diractors have a letter of appaintment with the Company. The effective dales of appaintment are shown below:

Elreclur Effective date of appointment o
Tim Score [Chair] _ 19 July 2019

Lynn Gladden 22 March 2018

Alastair Hughes ] 1 January 2018

William Jackson ) 11 April 2020 _
Nicholas Maepherson ' 19 December 2019

Preben Prebensen 1 September 2017

Laura Wade Gery ' 13 May 2018 L
Rebecca Warthinglon 7 1 January 2018

All continuing Non-Executive Directors stand for election or re-election on an annual basis. The letters of appeintment are available
for inspection during normal business hours at the Company's registered office and at the AGM.

The appointment of the Chairman or any Non-Executive Directors may be terminated immedialely without notice if they are not
reappeinted by shareholders or if they are removed fram the Board under the Company’s Articles of Association or if they resign and
do not offer themselves for re-election. in addition, appaintments may be terminated by either the individual or the Company giving
three months” written notice of termination or, for the current Chairman, six months’ writlen notice of terminatian.

Remuneration Committee membership

As at 31 March 2020, and throughout the year under review, the Committee was comprised wholly of independent Non-Execulive
Directors. The members of the Committee, together with attendance at Committee meetings, are set out In Lhe table below:

Date of appointment

Director Position [to the Committee] Attendance
Williamm Jackson Chairman’ ~ 14 January 2013 ) /1
Laura Wade-Gery Chair! 13 May 2015 7 7 ) 4l4
Lynn Gladden Member 20 March 2015 7 44
Preben Prebensen Member 1 Septe;nber 2017 4/4

T Wiliam Jacksen stepped down fram the Cormmittee and Laura Wade-Gery was appainted Chair at the corclusion of the 2009 AGM.

During the year ended 31 March 2020, Commuittee meetings were also part attended by Tim Score and John Gildersleeve [Company
Chairmen), Chris Grigg [Chief Executive), Simon Carter [Chief Financial Officer], Bruce James [Head of Secretanat], Brona McKeown
[Gencral Counsel and Company Secretaryl, Ann Henshaw {HR Director] and Kelly Barry [Head of Reward) other than for any item
relating to their own remuneration. A representative from Korn Ferry also routinely attends Committee meetings.
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The Committee Chair holds regular meelings with the Chairman, Chief Executive and HR Director to discuss all aspects of
remuneration within British Land. She also meets the Committee’s iIndependent remuneration advisers, Karn Ferry, prior to each
substantive meeting to discuss matters of governance, Remuneration Policy and any concerns they may have.

How the Committee discharged its responsibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year {having been amended in March 2019 to
incorporate changes to the Code) and are set out in full in 1ts terms of reference which can be found on the Company’s website
www britishland com/committees. The Committee's key areas of responsibility are:

- selting the Remuneration Policy for Executive Directors and the Company Chairman, reviewing the Remuneration Policy and
strategy for members of the Executive Commitlee and other members of executive management, whilst having regard to pay and
employment conditions across the Group;

- determinming the total individual remuneration package of each Executive Director, Executive Cormnmittee member and other
members of management;

- monitoring performance against conditions attached to all annual and long term incentive awards to Executive Directors, Executive
Committec and other members of management and approving the vesting and payment outcomes of these arrangements; and

- selecting, appointing and setting the terms of reference of any independent remuneration consultants.

In addition to the Commuttee's key areas of responsibility, during the year ended 31 March 2020, the Commiltee slso considered the
following matters:

- reviewing and recommending to the Board the Remuneration Report to be presented for shareholder approval,

- remuneration of the Executive Cirectors and members of the Executive Commitiee including achievement of corporate and
indiwvidual performance; and pay and Annual incentive awards below Board-level;

- the extent to which perfarmance measures have been met and, where appropriate, approving the vesting of Annual Incentive and
long term incentive awards;

- granting discretionary share awards; reviewing and setting perforrance measures for Annuat Incentive awards;

- reviewing the Committec’s terms of reference;

- the need for engagement with shareholders and their representative bodies on remuncration matters. This tock place at the start
of the year in relation to the 2019 AGM, but has not been felt to be necessary since then;

- whilst formal consultation with the workforce did not take place in the year, the Committee was made aware of the results of
engagement surveys and any general themes that are impacting employees;

- considering gender pay gap reporting reguirements; and

- receiving updates and training on corporate governance and remuneration matters from the independent remuneration consultant.

The Committee’s terms of reference have been reviewed by the Committee during the year. No changes were proposed.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Committee on 21 March 2017 following a competitive tender
process. Korn Ferry is a member of the Remuneration Consultants Group and adheres to that group’s Code of Conduct The
Committee assesses the advice given by its advisers to satisly itself that it 1s objective and independent. The advisers have private
discussions with the Committee Chair at least once a year in accordance with the Code of Conduct. Fees, which are charged on a
time and materials basis, were £124,805 [excluding VAT). Korn Ferry also provided general remuneration advice to the Company
during the year.

Voting at the Annual General Meeting
The table below shows the voting cutcomes of Lhe resolutions put to shareholders regarding the Directors’ Remuneralion Report and
Remuneration Palicy [at the AGM in July 2019).

Resolution Votes for % for Votes against % against  Total votes cast Votes withheld
Directors’ Remugra‘uor]fepor} [(2019] 672923971 7454 38861780 546 71 ‘785‘706 _1.062.975
Directors’ Remuneration Palicy [2019} 4$%9,935.009 98 30 12,073,236 170 712,008,245 340,435

This Rermuneration Report was approved by the Board on 26 May 2020

st

Laura Wade-Gery
Chair of the Remuneration Committee
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DIRECTORS' REPORT AND ADDITIONAL DISCLOSURES

Directors’ Report and additional disclosures

The Directars present their Report on the affairs of the Group,
together with the audited financial statements gnd the report of
the auditor for the year ended 31 March 2020. The Directors’
Report also encompasses the entirety of our Corporate
Governance Report from pages 90 10 137 and Other Information
section from pages 225 to 227 for the purpose of the Act section
463. The Directors’ Reporl and Strategic Report together
constitute the Management Repaort for the year ended 31 March
2020 for the purpose of Disclosure and Transparency Rule
4.1.8R. Information that is relevant to this Report, and which is
incorporated by reference and including information required in
accordance with the UK Companies Act 2006 and or Listing Rule
7.8.4R, can be located in the following sections:

Section In
Information Annual Report Page
Future developments of the Strategic Report 22t0 27
business of the Cormnpany -
Risk factors and principal risks Strategic R-eport 78t0 87
Financial instruments - Strategic Report 751077
risk management objectives
and policies R o
Dividends ) _ Strategic Report 71
Sustainability governance _Strategic Report 43
Greenhouse gas emissions Strategic Report 46
Viability and going concern Strategic Report 88
staternents 7 ) -
Governance arrangements Governance 901 107
Employment policies and 7 Strategic Report 34 to 35
cmployee involvement ] ~ ) )
Capitalised interest Financial 159 lu 169
) Statements
Long term incentive schemes Governance 123
Directors” wavers of emolumnents Governance 122 and 123
Additional unaudited financial  Dther  213t0 220
information information
unaudited

Annual General Meeting (AGM]

The 2020 AGM will be held at 9.30am on 29 July 2020 at York
House, 45 Seymour Street, London, W1H 7LX.

A separate circular, comprising a letter from the Chairman

of the Board, Notice of Meeting and explanatory notes on the
resolutions being proposed, has been circulated to shareholders
and i1s available on our website www britishland.com/agm.

Articles of Association

The Cornpany's Articles of Association [Articles] may only

be amended by special resolution at a general meeting of
shareholders. Subject to applicable law and the Company's
Arlicles, the Directors may exercise all powers of ihe Company.

The Articles are available on the Company's website
www britishland.com/governance.
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Board of Directors

The names and hiographical delails of the Directors and details
of the Board Committees of which they arc members are set out
on pages 92 to 93 and incorporated into this Report by

reference. Changes to the Directors during the year and up to
the date of this Report are set out on page 105. The Company's
current Articles require any new Director to stand for election at
the next AGM following their appointment. However, in
accordance with the Code and the Coampany's current practica,
all continuing Directors offer themselves fer election or
re-election, as required, at the AGM.

Details of the Directors” interests in the shares of the Company
and any awards granted to the Executive Directors under any of
the Cormpany’s all-employee or executive share schemes are
gwven in the Directors’ Remuneration Report on pages 126 Lo
128. The service agreements of the Executive Directors and the
letters of appointrment of the Non-Executive Directors are also
summarised in the Directors’ Remuneration Reporl and are
available for inspection at the Company's registercd office.

The appointment and replacement of Directors 1s governed by
the Campany's Articles, the Code, the Companies Act 2006 and
any related legislation. The Board may appoint any person to be
a Director so long as the total number of Directors does not
exceed the limit prescribed in the Articles. In addition to any
power of removal conferred by the Companies Act 2006, the
Cornpany may by ordinary resolution remove any Director before
the expiry of their period of office.

Directors’ interests in contracts and conflicts of interest

No contract existed during the year in relation to the Company’s
business inwhich any Dineclor wab tnalerially interested.

The Companry's procedures for managing conflicts of interest by
the Directors are set out on page 99. Provisions are also
contained in the Company’s Articles which allow the Directors to
authorise potential conflicts of interest.

Directors’ Liability insurance and indemnity

The Company maintains appropriate Directors’ and Officers’
Liability insurance cover in respect of any potential tegal action
brought against its Directors.

The Company has also indemnified cach Director to the extent
permitted by law against any liability incurred in relation to

acts ar omissions arismg in the ordinary course of their duties.
The indemnity arrangements are qualifying indemnity pravisions
under the Companies Act 2006 and were in force throughout

the year.



Share capital

The Company has one class of shares, being ordinary shares of
25p each, att of which are fully paid. The rights and obligations
attached to the Company’s shares are set gut in the Articles.
There are no restricticns on the transfer of shares except in
relation to Real Estate Investment Trust restrictions.

The Directors were granted authority at the 2019 AGM to allot
relevant securities up to 8 nominal amount of £78,897,782 as
well as an additional authority to allot shares Lo the same value
on a rights issue. This authority will apply until the conclusion of
the 2020 AGM or the close of business on 30 September 2020,
whichever s the sooner. At this year’s AGM, shareholders will
be asked to renew the authority to allot relevant securities.

At the 2019 AGM, the Birectors were also given power by the
shareholders to make market purchases of ordinary shares
representing up to 10% of its issued capital at that time, being
94,677 339 ordinary shares. This authority will also expire at the
2020 AGM and it is proposed that the renewal of the authority
will be sought,

In May 2019, the Board decided that in light of the discount
implied by the Company’'s share price, the best use of capital
would be to continue to reinvest sales proceeds into our
portfolio by extension of the share buyback prograrmme. As a
result, during the year ended 31 March 2020, the Company
repurchased 23,795110 ordinary shares of 25p each lor an
aggregate consideration of C125m. This represents 2.54% of the
issued share capital lexcluding shares held in Treasury] at that
date. All shares repurchased during the year were cancelled.

The Company continued to hold 11,266,245 ordinary shares in
treasury during the whole of the year ended 31 March 2020 and
to the date of this Report.

Further details relating to share capital, including movements
during the year, are set out in Note 20 lo the financial
staternents an pages 187 to 187,

Rights under an employee share scheme

Employce Beneht Trusts [EBTs] cperate in connection with
some of the Company's ernployee share plans The trustees of
the EBTs may exercise all rights attached to the Company’s
ordinary shares in accordance with their fiduciary duties other
than as specifically restricted in the documents which govern
the relevant employee share plan.

Waiver of dividends

Blest Limited acts as trustee (Trustee] of the Company’s
discretionary Employee Share Trust [EST). The EST holds and,
from time to time, purchases British Land ardinary shares in the
market, for the benefit of employees, including to satisfy
outstanding awards under the Cormpany’s various executive
employee share plans. A dividend waiver 1s 1n place from the
Trustee in respect of all dividends payable by the Company on
shares which it holds in trust.

Substantial interests

All notifications made to British Land under the Disclosure

and Transparency Rules [DTR 5] are published on a Regulatory
Information Service and made available on the Investars section
of our website,

As at 31 March 2020, the Company had been notified of the
following interests in its ordinary shares in accordance
with OTR 5. The information provided is correct at the date
of notification:

Lnterests in Percentage

ordimary holding

shares disclosed %

BlackRock, [nc. 92,240.338 9.92
Invesco Ltd. 45 871,686 495
Norges Bank _4?,606,089 50]
GIC Private Limited L 37,708,560 4.07
APG Asset Management NV, 37,197,666 407

Since the year end, and up to 22 May 2020, the Company had
been notified of the fallowing interests in its ordinary shares in
accordance with DTR 5. The information provided is correct at
the date of notification.

Interests in Percentage

ordinary holding

shares disclosed %

BlackRock, Inc. 22,490,473 ) 998
APG Asset Management N.V. 48,072 042 5.19
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES CONTINUED

Change of control

The Group's unsecured borrowing arrangements include
provisions that may enable each of the lenders or bondholders
to request repayment or have a put at par within a certain period
fellowing a change of controt of the Company. In the case of the
Sterling bond this arises if the change of control also results in
2 rating downgrade to below investiment grade. In the case of
the convertible bond there may also be an adjustment to the
conversion price applicable for a limited period following a
change of control.

There are no agreements between the Company and its
Executive Directors or employees providing for cormpensation
for loss of office or employment that occurs specifically because
af a takeover, merger or amalgamation with the exception of
provisions in the Company’s share plans which could result in
options and awards vesling or becoming exercisable on a change
of control. All appointment letters for Non-Executive Directors
will, as they are renewed, contain a provision that allows
payment of their notice period in certain limited circumstances,
such as corporate transactions, where the Company has
terminated their appointment with immediate effect.

Payments policy

We recognise the importance of good supplier relationships to
the overall success of our business. We manage dealings with
suppliers in a fair, consistent and transparent manner. For mare
information please visit the Suppliers section of our website at
www.britishland com/about-us/suppliers.

Events after the balance sheet date

Details of subseguent events, if any, can be found in Note 26 on
page 192.

Political donations

The Company made no political donations during the year
(2019 nil}

Inclusive culture

British Land employees are committed to promoting an inclusive,
positive and collaborative culture. We treat everyone equally
irrespective of age, sex, sexual orientation, race, colour, nationality,
ethnic origin, religion, religicus or other philosophical belief,
disability, gender identity, gender reassignment, marital or civil
partner status, or pregnancy or maternity. As stated in our Equal
Opportunities Poticy, British Land treats ‘all colleagues and job
applicants with equality. We do not discriminate against jub
applicants, employees, workers or contractors because of any
protected characteristic. This applies to all opportunities provided
by the Cornpany including, but not limited to, job applications,
recruftment and interviews, training and development, rote
enrichment, conditions of work, salary and performance review’.
The Company ensures that our policies are accessible to all
employees, making reasonable adjustment when required.

Through its policies and more specifically the Equal Opportunities,
Disabled Workers and Recruitment policies, the Company
ensures that enlry into, and progression within, the Company is
based solely on personal ahility and competence to meet set job
criteria. Should an ernployee, worker or contractor become
disabled in the course of their employment/engagement,
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the Company aims to ensure that reasonable steps are taken to
accommodate their disability by making reasonable adjustments
ta their existing employment/engagement.

Community investment

Our financial donations to good cauvses during the year totalled
£1,620,000 (2019 £1 424,000) Qur Community Investment
Committee approves all expenditure from our Community
Investment Fund.

in addition, the Company also supparts fundraising and payroll
ging for causes that matter to staff The support provided for
the year endad 31 March 2020 includes:

- 50% uplift of British Land staff payroll giving contributions
(capped at £5.000 per person and £50,000 per annum for the
whole orgarisalion); and

- Astaff matched funding pledge, matching money raised for
charity by British Land staff up to £500 per person per year.

Our community investment is guided by our Lacal Charter,
warking with local partners to make a lasting positive difference:

- connecting with local communities

- supparting educational initiatives for local people

- supporting local training and jobs

- supporting local businesses

- contributing to local peopie’s wellbeing and enjoyment

Through our community investrment and Local Charter activity,
we connect with communities where we operate, make posilive
local contributions, help pecple fulfil their potential, help
businesses grow, and promote wellbeing and enjoyment. This
all supports our strategy to create Places People Preler

Auditor and disclosure of information

Each of the Directors at the date of approval of this Report
confirms that:

- sofaras the Director is aware, there is no relevant audit
information that has not been brought to the attention of
lhe auditor

- the Director has taken all steps that he/she should have
taken to make himself/herself aware of any relevant audit
information and to establish that the Company’s auditor was
aware of that infarmation

PwC has indicated its willingness to remain in office and, on the
recommendation ol the Audit Commuttee, a resolution to
reappoint PwC as the Company's auditor will be proposed at the
2020 AGM.

The Directors’ Report was approved by the Board on 26 May 2020
and signed on its behalf by

W\QJI\/‘MLA
Brona McKeown

General Counsel and Comipany Secretary

The British Land Company PLC
Company Number: 621920



DIRECTORS' RESPONSIBILITIES STATEMENT

The Directors are responsible for preparing the Annuat Report
and the financial statements in accordance with applicable law
and regulation.

Company law requires the Directors to prepare financial
statements for each financiat year. Under that law the Directors
have prepared the Group financial staternents 1n accordance
with International Financial Reporting Standards (IFRSs] as
adopted by the Eurcpean Umion and the parent Company
financial staternents in accordance with United Kingdom
Generally Accepted Accounting Practice (United Kingdom
Accounting Standards, comprising FRS 101 "Reduced
Disclesure Framework”, and applicable lawl

Under company law the Directors must not approve the financial
statements unless they are satisfied that they give a true and
fair view of the state of affairs of the Group and Cormpany and

of the profit or loss of the Group and Company for that period.

In preparing the financial statements, the Directors are

required to:

- select suitable accounting policies and then apply
them consistently

- state whether applicable IFRSs as adopted by the European
Union have been followed for the Group financial statements
and United Kingdom Accounting Standards, comprising FRS
101, have been followed for the parent Company financial
statements, subject to any material departures disclosed
and explained in the financial statements

- make judgemeants and accounting estimates that are
reasonable and prudent

- prepare the financial statements on the going concern basis
unless it is inappropriate to presume that the Group and
Company will continue in business

The Directors are respensible for keeping adequate accounting
records that are sufficient to show and explain the Group and
Company's transactions and disclose with reasonable accuracy
at any time the financial position of the Group and Company

and enable them to ensure that the financial statements and the
Directors’ Rernuneration Repoert comply with the Companies Act
2006 and, as regards the Group financial statements, Article 4 of
the IAS Regulation.

The Directors are also responsible for safeguarding the assets of
the Group and Company and hence for taking reasonable steps
for the prevention and detection of fraud and other irregularities.

The Directors are responsible for the maintenance and integrity
of the Company’s webhsite. Legislation in the Umted Kingdom
governing the preparation and dissemination of financial
staternents may differ from legislation in other jurisdictions.

The Directors consider that the Annual Report and Accounts,
taken as a whole, is fair, balanced and understandable and
provides the information necessary for shareholders to assess
the Group and the Company’s position and performance,
business model and strategy.

Fach of the Directors, whose names and functions are listad in
the Board of Directors on pages 92 te 93, confirm that, to the
best of their knowledge:

- the Company financial staterments, which have been prepared
in accordance with United Kingdom Generaliy Accepted
Accounting Practice [United Kingdom Accounting Standards,
comprising FRS 101 "Reduced Disclosure Framework”, and
applicable law], give a true and fair view of the assets,
liabilities, financial position and profit or loss of the Company

- the Group financial statements, which have been prepared in
accordance with IFRSs as adopted by the European Union,
give a lrue and fair view of the assets, liabilities, financial
position and profit or loss of the Group

~ the Strategic Report and the Directors’ Report include a fair
review of the development and performance of the business
and the position of the Group and Cornpany, together with a
description of the principal risks and uncertainties they face.

By order of the Board.

G

Simon Carter

Chief Financial Officer
26 May 2020
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FINANCIAL STATEMENTS

Independent auditors’ report to the members
of The British Land Company PLC

Report on the audit of the financial statements
Opinion
In our opinien:

= The British Land Company PLC's Group financial statements and Company financial statements [the “financial staternents”] give
a true and fair view of the state of the Group's and of the Company's affairs as at 31 March 2020 and of the Group’s loss and cash
flows for the year then ended;

« the Broup financial statements have been properly prepared in accordance with International Financial Reporting Standards
{IFRSs] as adopted by the Eurcpean Union;

» the Company financial statements have been properly prepared in accordance with United Kingdem Generally Accepted
Accounting Practice [United Kingdom Accounting Standards, comprising FRS 107 "Reduced Disclosure Framewaork”, and
applicable lawl; and

» the financial statements have been prepared in accordance with the requirements of the Companies Act 2006 and, as regards the
Group financial statements, Article 4 of the IAS Regulstion.

We have audited the financial statements, included within the Annual Report and Accounts 2020 (the "Annual Repaort’], which
cemprise: the Consolidated and Company balance sheets as at 31 March 2020, the Consolidated income statement and the
Consolidated statement of comprehensive income, the Consolidated statement of cash flows, and the Consolidated and Company
statements of changes in equity for the year then ended; and the notes to the financial staterments, which include a description of
the significant accounting policies.

Qur opinion is consistent wuth our reporting to the Audnt Comm!ttee

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing [UK) [11SAs [UK]") and applicable law. Our responsibilities
under 1SAs (UK) are further described in the Auditors’ responsibilities for the audit of the financial staternents section of our report.
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

independence

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the financial
statements in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entties, and we have fulfilled
our other ethical responsibilities in accordance willi these requiremaents.

To the hest of our knowledge and belief, we declare that non-audit services prohibited by the FRC’s Ethical Standard were not
provided to the Group or the Company.

Other than those disclosed in Note 5 to the financial statements, we have provided no non-audit services to the Group or the Company
in the period from 1 Aprit 2019 to 31 March 2020.

Our audit approach
Overview

« Qverall Group materiality: £113.0 million [2019: £122.4 million], based on 1% of total assets.

« Specific Group materiality: £15.9 mitlion [2019: £16.9 million), which represents 5% of underlying
pre-tax profits.

. OveralL Company matenal\ty EWO1 7 m\l lien [2019 £7110. A mlmon] based on 1% of totai assets

« We tailored the scope of our audit to ensure that we pertormed enough work Lo be able to give an
opinion on the financial statements as a whole. The Group financial statements are prepared on a
consolidated hasis, and the audit team carries out an audit over the conselidated Group balances in
support of the Group audit opinion. The following joint ventures are also audited to Group materiality:
Broadgate and Meadowhal

» Valuation of investment and development propertles either held d\rectly or Wlthm joint ventures (Group).
+ Revenue recognition (Group).

= Taxation [Groupl.

» Covid-19 (Group).
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The scope of our audit
As part of designing our audit, we determined materiality and assessed the risks of material misstatement in the financial
staternents. In particular, we looked at whers the diractors made subjective judgements, for example in respect of significant

accounting estimates that invalved making assumptions and considering future events that are inherently uncertaimn.

Capability of the auadit in detecting wregalanies including fravd

Based on our understanding of the Group and industry, we identified that the principal risks of non-compliance with laws and
regulations related to compliance with the Real Estate Investment Trust (REIT] status section 1158 of the Corparaticn Tax Act 2010
and the UK and European requlatory principles, such as those governed by the Financial Conduct Authority, and we considered the
extent to which non-compliance rmight have a material effect on the financial statements of the Group and Company. We also
constdered those laws and regulations that have a direct impact on the preparation of the financial statements such as the
Companies Act 2006 and the Listing Rules Wae evaluated management’s incentives and opportunities for fraudulent manipulation of
the financial statements (including the risk of override of controls), and determined that the principal risks were related to posting
inappropriate journal entries to increase revenue or reduce expenditure, and management bias in accounting estimates and
judgemental areas of the financial staterents such as the valuation of investment properties. Audit procedures performed by the
Group engagement team included:

» Discussions with management and internal audit, including consideration of known or suspected instances of non-compliance
with laws and regulations and fraud, and review of the reports made by management and internal audit;

+ Understanding of management’s internal controls designed to prevent and detect irregularities, risk-based monitoring of
customer processes;

« Assessment of matters reported on the Group’s whistleblowing helpline and the results of management’s investigation of
such matters;

« Reviewing the Group's litigation register in so far as it related to non-campliance with laws and requlaticns and fraud;

« Reviewing relevant meeting minutes, including those of the Risk Committee and the Audit Commuttes;

e Review of tax compliance with the involvement of our tax specialists in the audit;

» Designing audit procedures to incorporate unpredictability around the nature, timing or extent of our testing of expenses;

« Testing transactions entered into outside of the normal course of the Group's and Company’s business;

« Procedures relating to the valuation of investment and developrment properties, either held directly or within joint ventures,
described in the related key audit matter below; and

« ldentifying and testing journal entries, in particular any journat entries posted with unusual account combinations, posted by
unexpected users and posted on unexpected days.

There are inherent limitations in the audit procedures described above and the further removed non-compliance with laws and
regulations is from the events and transactions reflected in the financial staterents, the less likely we would become aware of it.
Also, the risk of not detecting a material misstaternant due to fraud is higher than the risk of not detecting one resulting from error,
as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations, or threugh collusion.

Key audit matters

Key audit matters are those matters that, in the auditors’ professional judgernent, were of most significance in the audit of the
financial statements of the current period and include the most significant assessed risks of material misstatement (whether or not
due to fraud) identified by the auditors, including those which had the greatest effect on: the overall audit strategy; the allocation of
resources in the audit; and directing the efforts of the engagement team. These matters, and any comments we make on the results
of our procedures thereon, were addressed in the context of our audit of the financial statements as a whole, and in forming our
opinion thereon, and we do not provide a separate opinion on these matters This is not a complete list of all risks identified by

our audit.
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Key audit matter

Valuation of investment and development properties,
either held directty or through joint ventures (Group)

Refer to page 108 {Report of the Audit Comrmuttee], pages 163
to 174 (Notes to the financial staternents - Note 10 Property
and Note 11 Joint ventures and funds/ and page 153 [Notes
to the financial statements - Note 1 Basis of preparation,
significant accounting policies and accounting judgements|.

The Group owns either directly or through joint ventures and
funds a portfolio of property cansisting of office and
residential real estate in Central London, retall and leisure
properties across the UK, and developments including the
Canada Water site 1n Fast London. The total property
portfolic valuation far the Gronip was £8.104 miillion and for
the Group's share of joint ventures and funds was £3,272
muillion as at 31 March 2020.

The valuations were carried cut by third party valuers CBRE,
Jones Lang LaSalle, Cushman & Wakefield and Knight
Frank (the "valuers”]. The valuers were engaged by the
Directors and performed their work in accordance with the
Royal Institute of Chartered Surveyors ['RICS”| Valuation -
Professional Standards and the requirements of
International Accounting Standard 40 ‘Investment Property”.

The valuers have included & material valuation uncertainty
clause in their valuation reports as at 31 March 2020 This
clause highlights that less certainty, and consequently a
higher degree of caution, should be attached to the valuation
as a result of the COVID-19 pandemic. This represents a
significant esumation uncertainty in relation to the valuation
of investment properties.

In determining the valuation of a property. the valuers take
into account property-speaific information such as the
current tenancy agreements and rental mcome. They apply
assumptions for yields and estirmated market rent, which
are influenced by prevailing market yields and comparahle
market transactions, to arrive at the final valuation. For
developments, the residual appraisal method is used, by
estimating the fair value of the completed project using a
ranifalisatinn method less estimated costs to completion
and a risk premium.

The valuation of the Group's property portfolio was identified
as a key audit matter given the valuation is inherently
subjective due to, among other factors, the indwvidual nature
of each property, its location and the expected future rental
streams for that particular property. The wider challenges
currentty facing the real estate occupier and investors markets
as a result of COVID-19 further contributed to the subjectivity
for the year ended 31 March 2020. The significance of the
estimates and judgements involved, coupled with the fact
that only a small percentage difference in individual
property valuations, when aggregated, could result in a
materizl misstatement, warranted specific audit focus in
this area.
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How our audit addressed the key audit matter

Given the inherent subjectivity involved in the valuation of the property
portfolio, and therefore the need for deep market knowledge when
determining the most appropriate assumplions and the technicalities
of valuation methodology, we engaged our internal valuation experts
lqualified chartered surveyors) 1o assist us in our audit of this area.

Matenal valuation uncertainty due to COVID-19

We considered the adequacy of the disclosures made in Note 1
[Basis of preparation, significant accounting policies and accounting
judgements] and Note 10 [Property] to the financial statements,
These notes explain that the valuers reported on the basis of &
material valuation uncertainty and consequently that less certainty
and a higher degree of caution should be attached to the vaiuations
as at 31 March 2020, We discussed this clause with management and
obtained sufficient appropriate audit evidence to demonstrate that
management’s assessment of the suitability of the inclusion of the
valuation in the consolidated statement of financial position and
disclosures made in the financial statements are appropriate.

Assessing the valuers’ expertise and objectivity

We assessed the valuers’ qualifications and expertise and read their
terms of engagement with the Group to determine whether there
were any matters that might have affected their objectivity or may
have imposed scope limitations upon their work. We also considered
fees and other contractual arrangements that might exist between
the Group and the valuers. We found no evidence to suggest that the
objectivity of the valuers was compromised.

Assumptions and estimates used by the valuers

We read the valuation reparts for all the properties and confirmed
that the valuation approach for each was in accordance with RICS
standdr ds. We ubtained details of cach property held by the Genup
and set an expected range for yield and capital value movement,
determined by reference to published benchmarks and using our
experience and knowledge of the market. We compared the
investment yields used by the valuers with the range of expected
yields and the year on year capital movement to our expected range.
We also considered the reasenableness of other assumptions that
were not 50 readily comparable with published benchrarks, such as
estimated rental value.

We spoke with each of the valuers to discuss and challenge their
approach to the valuations, particularly in Light of COVID-19, the key
assumptions and their rationale behind the more significant valuation
movements during the year. Where assumptions were outside the
expected range or showed unexpected movemnents based on our
knowledge, we undertock further investigations, held further
discussions with the valuers and abtained evidence to suppart
explanations received. The valuation commentaries provided by the
valuers and supporting evidence, enabled us to consider the property
specific factors that may have had an impact on value, including
recent comparable transactions where appropriate. We observed that
alternative assumptions had been considered and evaluated by
management and the valuers, before determining the final valuation.
We concluded that the assumptions used In the valuations were
supportable in light of avallable and comparable market evidence.



Key audit matter

How our audit addressed the key audit matter

Valuation of investment and development properties,
either held directly or through jeint ventures (Group)
[continued)

Revenue recognition (Group)

Refer to page 108 [Report of the Audit Commutteel, page 157
[Notes to the financial statements - Note 3 Revenue and
costs] and page 154 [Notes to the financial staterents -
Note 1 Basis of preparation, significant accounting policies
and accounting judgements].

Revenue for the Group consists primarily of rental income.
Rental income Is based on tenancy agreements where there
is 3 standard process in place for recording revenue, which
is system generated.

There are certain transactions within revenue that warrant
additional audit focus because of an increased inherent risk
of error due to their non-standard nature.

These include spreading of tenant incentives, guaranteed
rent Increases and rental concessions given to tenants as a
result of COVID-19. These balances require adjustments
made to rental tncome to ensure revenue is recorded on a
strarght-line basis over the course of the lease.

information and standing data

We performed testing on the standing data in the Group’s information
systemns concerning the vatuation process We carried out procedures,
on a sample basis, to satisfy ourselves of the accuracy of the property
information supplied to the valuers by management For developments,
we confirmed that the supporting information for construction
contracts and budgets, which was supplied to the valuers, was also
consistent with the Group’s records for example by inspecting
original construction contracts. For developments, capitalised
expenditure was tested on a sample basis to Invoices, and budgeted
costs to complete compared with supporting evidence, We agreed the
amounts per the valuation reports to the accounting records which
we then agreed to the financial statements

Overall findings

We concluded that the assumptions used in the valuations by the
valuers were supportable in light of the evidence obtained and the
disclosures in relation to the material valuation uncertainty within the
financial statements are sufficient and appropriate to highlight the
increased estimation uncertainty as a result of COVID-19.

We carried out tests of controls over the cash and accounts
receivable processes and the related information technology systems
to obtain evidence that postings to these accounts were reliable.

We performed substantive testing procedures to ensure the
recording of all revenue streams 1s accurate.

For rental income balances, we tested a sample of balances to
supporting lease agreements, recalculated amounts due and traced
receipts to bank or accounts receivables balances and ensured that
rental income has been appropriately recorded within the correct
period. We performed sampte testing over the lease data recorded in
the property management system to supperting lease agreements, to
ensure revenue transactions were complete.

We tested a sample of lease agreements used to calculate lease
incentives back to supporting documentation and assessed that the
calculation of adjustments tc be made to rental Income to record
revenue on a straight-line basis over the course of the lease has been
calculated correctly.

We used substantive testing procedures to ensure that a sample of
rental concessions offered to tenants had been correctly accounted
for within the requirements of IFRS 16 - Leases.

We assessed the recoverability of trade and lease incentive
receivables by evaluating the financial viability of the major tenant
balances and ensured provisions made are accounted for within the
requirements of IFRS 9 - Financial Instruments.

For balances not included within rental income, such as service
charge income, we performed substantive testing on a sample basis
and assessed whether the revenue recognition pclicies adopted for
each revenue stream complied with IFRS 15 Revenue as adopted by
the Eurcpean Union.

No issues were identified in our testing.
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Key audit matter

How our audit addressed the key audit matter

Taxation [Group)

Refer to page 108 [Report of the Audit Committae), pages 140
and 191 [Netes to the financial staternents - Note 7 Taxation
and Note 24 Contingent liabilities] and page 154 (Notes to
the financial statements - Note 1 Basis of preparation,
significant accounting policies and accounting judgerments].

The Group's status as a REIT underpins its business madel
and shareholder returns. For this reasen, it warrants
special audit focus.

The obligations of the REIT regime include reguirements teo
comply with balance of business, dividend and income cover
tests. The Broadgate jomt venture is also structured as a
REIT and as such, REIT cumpliance is also of relevance for
this joint venture in addition to the overall Group.

Tax provisions are in place to account for the risk of
challenge of rertain of the Group’s tax provisions. Given the
subjective nature of these provisions, additional audit focus
was placed on tax provisions.

coviD-19

Refer to pages 81-88 (Strategic Report - Principal risks and
the Viability statement], page 108 {Report of the Audit
Cormrmittee) and pages 152 to 153 [Notes to the financial
statements — Note 1 Basis of preparation, significant
accounting policies and accounting judgements).

The outhbreak of the novel coronavirus [knewn as COVID 19)
in many countries is rapidly evolving and the socio-economic
impact is unprecedented. It has been declared as a global
pandemic and is having a major impact on ecanomies and
financiat markets, The ethcacy of government measures will
materially influence the length of economic disruption, but it
is probable there will be & recession in the United Kingdam,

In order to assess the impact of COVID-1% on the business,
management have updated their risk assessment and
prepared an analysis of the potential impact on the
revenues, profits, cash flows, operations and liguidity
position of the Group for the next 12 months and over the
next five years.

The analysis and related assumptions have been used by
management in its assessment of the level of provisions
required against several balance sheet items, as well as
underpinning the Group's going concern and viability analysis.

The most significant impact to the financial statements has
been in relation ta the vatuation of investment and
development properties. Impairment provisions have been
recorded in respect of trade and lease receivables. These
are described in the respective key audit matters above.
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We confirmed our understanding of management’s approach to
ensuring compliance with the REIT regime rules and we invalved our
internal taxation specialists to verify the accuracy of the application of
the rules.

We obtained management’s calculations and supporting
documentation, verified the inputs to their calculations and re-
performed the Group's and Broadgate's annual REIT compliance
tests. We considered the adequacy of the contingent tax liability
disclosure in the notes to the financial staterments of the potential tax
impact of the temporary suspension of the Property Income Dividend
payment as a result of COVID-19.

We used our knowledge of tax circumstances and, by reading
relevant correspondence between the Group and Her Majesty’s
Revenue & Customs and the Group's external tax advisors, we are
satistied that the assumptions and judgements used by the Group 1n
determining the tax provisions are reasonable.

No material 1ssues were identiflied as 4 1 esult of aur testing.

We evaluated the Group's updated risk assessment and analysis
and considered whether it addresses the relevant threats posed by
COVID-19. We also evaluated management s assessment and
corrgbarated evidence of the operational impacts, considering their
consistency with other available information and our understanding
of the business

Our conclusions relating to going concern and other information are
set out in the ‘Going Concern’ and "Reporting on other information’
sections of our report, respectively, below.

Our procedures in respect of the valuation of investment and
develupinenl properties and provisions recarded in relation to
trade and lease receivables are set out In the respective key audit
matters above.

We assessed the disclosures presented in the Annual Repart in
relation to COVID-19 by reading the other information, including the
Principal risks and Viability staternent set out in the Strategic Report,
and assessing its consistency with the financial staterents and the
evidence we obtained in our audit. We considered the
appropriateness of the disclosures around the increased uncertainty
on its accounting estimates and consider these to be adequate.

In respect of going concern, we assessed the Directars’ going
concern analysis in Light of COVID-19 and obtained evidence to
suppaort the key assumptions used in preparing the geing cencern
model, iIncluding assessing covenant headreem within the base
and downside case scenanios, We challenged the key assumptions
and the reasonableness of the mitigating actions used in preparing
the analysis.

We obtained evidence to support the loan refinanced post the year
end that was classified as a current liability at the balance sheet date

In conjunction with the above, we have reviewed management’s
analysis of liquidity and recalculated loan covenant compliance to
satisfy ourselves that no breaches are anticipated over the going
concern period of assessment,



Key audit matter How our audit addressed the key audit matter

COVID-19 [continued) We considered whether changes to warking practices brought about
by Cowid-19 had an adverse impact on the effectiveness of
management’s business process and IT controls. Qur planned tests
of controls did not identify any evidence of material deterioration in
the control environment.

Management's analysis includes base and downside case
scenarios and a robust analysis of planned mitigating
actions At the balance sheet date, the Group has access to
cash and undrawn lean facilities of £1.3 bilbion and post the
year end, the Group has refinanced one of the two loans
presented in net current Liabitities as at 31 March 2020.

In making their assessment management ook into account
the covenant headroam on the Group's drawn unsecured
loan facilities. After considering all of these factors,
management have concluded that preparing the financial
statements on a going concern basis remains apprapriate.
No material uncertainty in relation to going concern exists.

Management have described its assessment of viability on
pages 88 of the Annual Report
How we tallored the audil scope

We tailored the scope of our audit to ensure that we performed enough work to be able to give an opinion on the financial statements
as a whole, taking into account the structure of the Group and the Company, the accounting processes and controls, and the industry
in which they operate.

Materainty

The scope of our audit was influenced by our application of materiality. We set certain quantitative threshotds for materiality

These, logether with qualitative considerations, helped us to determine the scope of cur audit and the nature, iming and extent of
our audit procedures on the individual financial statement line items and disclosures and in evaluating the effect of misstaternents,
both individually and in aggregate on the financial staternents as a whole,

Based on our prafessional judgement, we determined materiality for the financial statements as a whole as follows:

Group financial statements Company financial statements

Overall materiality £113.0 million [2619: £122.6 mullion]. £101.7 million (2019: £110.4 million].

S - - o _. - - N . — - 4
How we determined it 1% of total assets, 1% of total assets. |
Rationale for benchmark applied A key determinant of the Group's value 1s The Company's main activity is the holding

property investrnents. Due to this, the key of investments mn subsidiaries. Given this,
area of focus in the audit 1s the valuation of and consistent with the prior year, we set
investment and development properties, an overalt Company materiality level
either held directly or through joint based on total assets, For purpeses of the
ventures. On this basis, and consistent with Group audit, we capped the overall

the prior year, we set an overall Group materiality for the Company to be 70% of
materiality level based on total assets. the Group overall materiality.

In addition, we set a specific materality level of £15.9 million [2019. £16.9 million] for items within underlying pre-lax profit.

This equates to % of profit before tax adjusted for capital and other items. In arriving at this judgment, we had regard to the fact

that the underlying pre-tax profit is a secondary financial indicator of the Group (Refer to Note 2 of the financial statements pages 136
to 157 where the term is defined in full).

For each ccmponent in the scope of our group audit, we allocated a materiality that is less than our overall group materniality.
Certamn components were audited to a local statutory audit materiality that was also less than our overall group materiality.

We agreed with the Audit Committee that we would report to them misstatements identified during our audit above £3.6 million
{Group audit] {2019: £6.1 million] and £5.0 miLllion (Company audit] (2019: £5.5 million] as well as misstatements below those amounts
that, in our view, warranted reporting for qualitative reasons.

In addition we agreed with the Audit Committee we would report to them misstatements identified during our Group audit above
£1.0 million (2019: £1.0 million] for misstatements related to underlying profit within the financial statements, as well as
misstatements below that amount that, In cur view, warranted reporting for qualitative reasons.
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Uioing concern
In accordance with ISAs [UK] we repert as follows:

Qutcome

We are required to report if we have anything material to add or We have nothing material to add or to draw attention to

draw attention to in respect of the directors’ statement in the However, because not all future events or conditions can be

financial staterments about whether the directors considered it predicted, this statement is nol a guarantee as to the Group’s and

appropriate to adopt the going concern basis of accounting in Company’s ability to continue as a going concern.

preparing the financial statements and the directors’ identification

. of any material uncertainties to the Group’s and the Company’s
ability to continue as a going concern over a period of at least

1 twelve months from the date of approval of the financial statements.

Reporting obligation

|

| We are required to report if the directors’ statement relating to We have nothing to report.
| Going Concern in accordance with Listing Rule 9.8.6RI(3] is
. materially inconsistent with cur knowledge obtained in the audit.

[ _ - e S

Reporting on ather information

The other information comprises all of the information in the Annual Report other than the financial statements and our auditors’
report thereon. The directors are responsible for the ather information. Our opinion on the financial statements does not cover the
other information and, accordingly, we do not express an audit opinion or, except to the extent otherwise explicitly stated in this
report, any form of assurance thergon.

In connection with our zudit of the financial statements, our responsibility is to read the other information and, in doing so, consider
whether the other information is materially inconsistent with the financial staternents or our knowledge obtained in the audit, or
otherwise appears to be materially misstated. [f we identify an apparent materiat inconsistency or material misstatement, we are
required to perform procedures to conclude whether there is a material misstaternent of the financial staternents or a material
misstatement of the other information. If, based on the work we have performed, we conclude that there is a3 material misstatement
of this other information, we are required to report that fact. We have nothing to report based an these responsibilities.

With respect to the Strategic Report, Directors’ Report and Additional Disclosures and Corporate Governance Statement, we also
considered whether the disclosures required by the UK Companies Act 2006 have been included.

Based on the responsibilities described above and our work undertaken in the course of the audit, the Companies Act 2006 [CAD4),
ISAs [UK] and the Listing Rules of the Financiai Conduct Authority [FCA) require us also to report certain opinions and matters as
described below [required by 1ISAs [UK] unless otherwise stated].
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Strategic Report and Directors” Report and Additional Disclosures
In our opinion, based on the work undertaken in the course of the audit, the information given in the Strategic Report and
Directors’ Report and Additional Disclosures for the year ended 31 March 2020 is consistent with the financial statements and has
been prepared in accordance with applicable legal requirements. [CADé]

In light of the knowledge and understanding of the Group and Cornpany and their environment cbtained in the course of the audit,
we did not identify any material misstatements in the Strategic Report and Directors” Report and Additional Disclosures. [CAGS/

Corporate Governance Statement

In our opinion, based on the work undertaken in the course of the audit, the information given in the Corporate Governance
Statement [page 90] abeut internal controls and risk management systems in relation to financial reporting processes and about
share capital structures in compliance with rules 7.2.5 and 7.2.6 of the Disclosure Guidance and Transparency Rules sourcebook
af the FCA {"DTR"] s consistent with the financial statements and has been prepared in accordance with applicable legal
requirements. {CAJ4/

In light of the knowledge and understanding of the Group and Company and their emvironment obtained in the course of the audit,
we did not identify any material misstatements in this information. (CAQS]

In our apinion, based on the work undertaken in the course of the audit, the information given in the Corporate Governance
© Statement [90-91] with respect to the Company’s corporate governance code and practices and about its administrative, :
© management and supervisory bodies and their committees complies with rules 7.2.2, 7.2.3 and 7.2.7 of the DTR. {CA04/ |

We have nothing to report arising from our responsibility to report if a corporate governance statement has not been prepared by !

" the Company. [CAGS)

| The directors’ assessment of the prospects of the Group and of the principal risks that would threaten the solvency or
| liquidity of the Group
I We have nothing material to add or draw attention to regarding:

'« Thedirectors’ confirmation on pages 80-81 of the Annual Report that they have carried out a robust assessment of the principal

: risks facing the Group, including those that would threaten its business model, future performance, solvency or liquidity.

+ The disclosures in the Annual Report that describe those risks and explain how they are being managed or mitigated.

" = The directors” explanation cn page 88 of the Annuzal Report as to how they have assessed the prospects of the Group, over what
period they have done so and why they consider that period to be appropriate, and their statement as to whether they have a
reasonable expectation that the Group will be able to continue in operation and meet its liabilities as they fall due over the
period of their assessment, including any related disclosures drawing attention to any necessary gualifications or assumptions.

We have nothing to report having performed a review of the directors’ stalement that they have carried out a robust assessment of
the princigal risks facing the Group and statement in relation to the longer-term viability of the Group. Our review was substantially
less in scope than an zudit and only consisted of making inquiries and considering the directors’ process supporting their
statements; checking that the statements are in alignment with the relevant provisions of the UK Corporate Governance Code [the
"Code’}; and considering whether the statements are consistent with the knowledge and understanding of the Group and

Company and their environment oitained in the course of the audit. {Listing Rules) |

Other Code Provisions [
We have nothing to report in respect of our responsibility to report when:

« The staterment given by the directors, on page 137, that they cansider the Annual Report taken as a whole to be fair, balanced
and understandable, and provides the information necessary for the members to assess the Group’s and Company’s position
and performance, business model and strategy is materially inconsistent with our knowledge of the Group and Company
obtained in the course of performing our audit.

= The section of the Annual Report on page 108 describing the work of the Audit Cormmittee does not apprepriately address
I matters communicated by us to the Audit Committee.

'« Thedirectors’ statement relating to the Company’s compliance with the Code does not properly disclose a departure from a
! relevant provision of the Code specified, under the Listing Rules, for review by the auditors.

Directors’ Remunaration

In our opinion, the part of the Directors’ Remuneration Report to be audiied has been properly prepared in accordance with the
- Companies Act 2006, {CAGS)
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Responsibilities for the financial statements and the audit

Nenpunsibdities of the directors for the finanoial statements

As explained rore fully in the Oireclors’ Responsibilities Staterment set out on page 137, the directors are responsible for the
preparation of the financial statements in accordance with the applicable framework and for being satisfied that they give a true and
fair view. The directors are afso responsible for such internal control as they determine is necessary to enable the preparation of
financial statements that are free from material misstaterment, whether due to fraud or error.

In preparing the financial statements, the directors are responsible for assessing the Group's and the Company’s ability to continue
as a going concern, disclosing, as applicable, matters related to going concern and using the going cencern basis of accounting
unless the directors either intend to liquidate the Group or the Company or to cease operations, or have no realistic alternative but
to do so.

Autitors responsibilitics for the audi of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are fres from material
misstaternent, whelher due to fraud or error, and to issue an auditors’ report that includes our opinion. Reasonable assurance
is a high level of assurance, but is not a guarantee that an audit conducted in accordance with 1SAs (UK] will always detect a
material misstatement when it exists. Misstaternents can arise from fraud or errcr and are considered material if, individually
or in the aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

Afurther description of cur responsibilities for the audit of the financial statements is located on the FRC's website at:
www rc.org.uk/auditorsresponsibilities. This description forms part of our auditors’ report.

Use of thus report

This report, including the opinions, has heen prepared for and only for the Company’s members as a body in accordance with
Chapter 3 of Part 16 of the Comparnies Act 2006 and lor no other purpose. We do not, in giving these opinions, accepl or assume
responsibility for any cther purpose or to any other person to whom this report is shown or into whose hands it may come save
where expressly agreed by our prior consent in writing.

Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2004 we are required to report to you if, in our opinion:

« we have not received all the information and explanations we require for our audit; or

» adeguate accounting records have not been kept by the Company, or returns adequate far our audit have not been received from
branches not visited by us; or

+ cerlain disciosures of directors’ remuneration specified by law are not made; or
+ the Company financial statements and the part of the Directors’ Remuneration Report to be audited are not in agreement with
the accounting records and returns.

We have no exceptions ta report arising from this responsibility.
Appointment

Following the recommendation of the audit committee, we were appointed by the members on 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financial periads. The period of total uninterrupted engagement is
& years, covering the years ended 31 March 2015 to 31 March 2020

Sandra Dowling {Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutery Audilors
London

26 May 2020
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Consolidated income statement

For the year ended 31 March 2020

2020 AL
Lapital Capiral
Underlying’ and other Tetal Lraer jing 2nd otner Total
Note £m £m £m X0 fin £m
Revenue 3 526 87 613 Sh4 350 904
Costs 3 (148) (70) (218) [141) {258} (3991
- 3 378 17 395 413 92 505
Joint ventures and funds [see also below) 11 79 [3006) (227) 84 (79) 7
Administrative expenses (73] - (73) (80) - (801
Valuation movement 4 - (1,105) [1,105] - [620) (420}
Profit (loss} on disposal of investment properties
and investments - 1 1 - [18) k]
Net financing costs
financing incorme & 1 - t - - -
financing charges 6 67 41  1108) i67) 48] 3
o 166 (411 (107) (67) (46} (13)
Profit [loss) on ordinary activities before taxation ’ 318 (1,434~ (1,118] 352 6771 (319)
Taxation 7 - 2 2 - i) (1)
Loss for the year after taxation - - 1114 ' (320)
Attributable to non-controlling interests N 12 {99] (87) 12 4y (29]
Attributable to shareholders of the Company 306 (1,333] 1,027] 340 [631] [291)
Earnings per share: I
basic 2 {110.0)p (20.0p
diluted 2 __[110.0)p (30.0lp
All results derve from continuing operations.
2020 209
Capital Caprisl
Underlying® and other Total Underlving- and other Tetal
Note £m £m £m m fm £
Results of joint ventures and funds accounted
for using the equity method
Underlying Profit 79 - 79 86 - 86
Valuation movement 4 - (284) (284) - (63} 163)
Capital financing costs - (22) (22) - (21) 21
Profit on disposal of investment properties,
trading properties and Investments - - - - 3 3
Taxation - - - - 2 2
- 11 79 (304) [227) B4 (79} 7

1. See definition m Note 2.
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of comprehensive income

For the year ended 31 March 2020

2020 2019
£m frn
| nes for the year after taxation ) ) (1,114) 13201
Other comprehensive income:
Items that will hot be reclassified subsequently to profit or loss:
Valuation movements on owner-occupied properties 1 3
I
Items that may be reclassified subsequently to profit or loss:
Gains [losses) on cash flow hedges
- Group 2 1
- Joint ventures and funds 11 -
1
Transferred to the income statement [cash flow hedges) o
- Interest rate dervatives - Group - -
- Interest rate dervatives — joint ventures - 18
Deferred tax on items of other comprehensive income - )
Other comprehensive income for the year ' ' 2 21
Total comprehensive loss for the year 1,112) {299
Attributable to non-controlling interests (86) {291
Attributable to shareholders of the Company (1,025) (270)

1 Represents a reclassification of cumulative losses withun the Group revaluation reserve to capital profit and loss, because the hedged item has aifected profit or loss
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Consolidated balance sheet

As at 31 March 2020

2020 2019
Naove £€m tm
ASSETS
Non-current assets
Investment and development properties 10 8,188 8,931
Owner-occupied properties 10 68 73
"~ 8,266 9004
Other non-current assets -
Investments in joint ventures and funds 11 2,358 2,560
Other investments 12 125 129
Property, plant and equipment 6 22
Deferred tax assets 16 - 1
Interest rate and currency derivative assets 17 231 154
10,9746 11,870
Current assets
Trading properties 10 20 87
Debtors 13 56 57
Cash and short term depaosits 17 193 242
o _ 269 386
Total assets - - 11,245 12,256
LIABILITIES
Current liabilities
Short term borrowings and overdrafts 17 (637 199]
Creditors 14 (253) (289
Corporation tax 7] (25)
(907] (413]
Non-current liabilities
Debentures and loans 17 [2,865] (2.932]
Other non-current liabllities 15 (156] (92]
Deferred tax liabilities 16 m -
Interest rate and currency derivative liabilities 17 (169] (1301
. (3,911 (3.154)
Total liabilities e N (4,098] (3,567
Netassets o 7,147 8,689
EQUITY
Share capital 234 240
Share prermium 1,307 1,302
Merger reserve 213 213
Other reserves 38 37
Retained earnings 5,243 6,686
Equity attributable to shareholders of the Company 7,035 8478
Non-controlling interests 112 21
Total equity N ) 7,147 8,689
EPRA NAY per share’ a 2 774p 905p
1. As defined in Note 2.
Tim Score Simeon Carter
Chairman Chief Financial Officer
The finzncial staternents on pages 147 to 194 were approved by the Board of Directors and signed on its behalf on 26 May 2020.
Company number 621920
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of cash flows

For the year ended 31 March 2020

2020 2019

e Note £m £m

Rental incame received from tenants 415 449

Fees and other Income receved 42 4z

Operating expenses paid to suppliers and employees (146) (162)
Indirect taxes received in respect of operating activities 11 -

Sale of trading properties B2 268
Cash generated from operations ; £ 67
interest paid {79) (75l
Imterest received 5 7

Corporation taxation [payments) repayments (4} 5

Distributions and other receivables from joint ventures and funds " 49 5
Net cash inflow from operating activities o ‘37L_ 413
Cash flows from investing activities

Developrnent and other capital expenditure [259] (218)
Purchase of investment properties (52) [185]
Sale of investment properties 77 380

Acquisition of remaining share of Aldgate JV 121) -

Acquisition of investrment in WOSC joint venture (57) -

Purchase of investments (9) 19}
Sale of investments 19 13

Indirect taxes received (paid) in respect of investing activities 1 (3
Investment in and loans to joint ventures and funds (1911 (298]
Loan repayments from joint ventures and funds - 247

Capital distributions from joint ventures and funds 131 260

Net cash [outflow] inflow from investing activities E"Ej Ei
Cash flows from financing activities

{ssue of ardinary shares 5 2

Furchase of own shales (125) (2043
Dividends paid 19 1295} [298)
Dividends paid to non-controlling interests (13) [14)
Capital payments in respect of interest rate dervatives 114) 1191
Decrease in lease liabilities i8) -

Decrease in bank and other barrowings 189) (574
Drawdowns on bank and other borrowings 576 446

Net cash outflow from financing activities o l@ﬁ 16631
Net [decrease) increase in cash and cash equivalents (491 137

Cash and cash equivalents at 1 Aprit - 242 105

Cash and cash equivalents at 31 Marech T T193 0 242
Cash and cash equivalents consists of;

Cash and short term deposits 17 193 242
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Consolidated statement of changes in equity

For the year ended 31 March 2020

Hegging
and Re- “an-
Stare Shgre  lrarsiatior saliaticn Merger retzirad cortrolling Total
zaprral  premium ~eserve’ reserve reserve ea ngs Total interests equity
. £m £mn frr £ £rm £m £tm £ £m
Balance at 1 April 2019 - 240 1,302 11 26 213 6,686 B,478 211 8,689
Loss for the year after taxation - - - - - (0271 11,027 (871 (1,114
Revaluation of owner-occupied property - - - 1 - - 1 - 1
Gains on cash flow hedges - Group - - 1 - - - 1 1 2
Losses on cash flow hedges — joint ventures - - - (1] - - 1 - ()
Deferred tax on items of other comprehensive income - - - - - - - - -
Other comprehensive ncome - - 1 - - - 1 1 2
Total comprehensive income for theyear - 1 - - [1,0271 11,028) (86) (1,112
Shareissues ) - 5 - - - -7 7§ - 5
Farr value of share and share option awards - - - - - (2) (2) - (2)
Purchase of own shares (6) - - - - 19 (125) - [125)
Dividends payable inyear [31.47p per share] - - - - - 295) (295) - [295)
Dividends payable by subsidiaries - - - - - - - (13) (13)
Balance at 31 March 2020 23 1,307 12 26 213 5243 7,035 12 7,147
Balance at 1 April 2018 248 1,300 11 22 213 7.458 9,252 254 7.506
Loss for the year after taxation - - - - - (231) (291) (29) (320)
Revaluation of owner-occupied property - - - 3 - - 3 - 3
Gains on cash flow hedges - Group - - 1 - - - 1 - 1
Ctoseout of cash flow hedges - joint ventures
and funds - - - 18 - - 18 - 18
Reserves transfer — joint venture cash flow hedges - - - [17] - 17 - - -
Deferred tax on items of other comprehensive income - - (1} - - - o - (1]
Other comprehensive income - - - 4 - 7 -217' - 21
Total comprehensive income for theyear - - - 4 - 274 1270l (291 (299)
Share issues S - - - - 2 — 2
Fair value of share and share cption awards - - - - - [4) 4} - (4]
Purchase of own shares (8) - - - - (194} (204] - (204)
Dividends payable in year (30.54p per sharel - - - - - (298] (298] - (298)
Dividends payable by subsidiaries - - - - - - - (14] (14]
Balance at 31 March 2019 240 1302 11 26 213 6486 8478 211 8,689

1 The halance at the beginming of the current year includes £15m in relation ta translation and [F4m) in relation to hedging 12018/19. £15m and [£4m] Opening and closing
balances in relation to hedging relate to continuing hedges only,
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts

1 Basis of preparation, significant accounting policies
and accounting judgements

The financial statements for the year ended 31 March 2020 have
been prepared on the historical cost basis, except for the
revaluation of properties, investments held for trading and
derwvatives. The financial staternents have also been prepared in
accordance with International Financial Reporting Standards
(IFRSs] as adopted by the European Union and interpretations
issued by the IFRS Interpretations Committee (IFRS IC), and
therefare comoly with article 4 of the EU JAS regulation, and in
accordance with the Companies Act 2006, In the current financial
year the Group has adopted a number of minor amendmants to
standards effective In the year issued by the IASB and endorsed
by the EU, none of which have had a matenial impact on the
Group. The accounting pelicies used are otherwise consistent
with those contained in the Group's previous Annual Report and
Accounts for the year ended 31 March 2019

New standards effective for the current accounting period do not
have a material iImpact en the consclidated financial statements
of the Group. These are discussed in further detail below.

IFRS 16 - Leases

The new standard was adopted by the Group on T Aprit 2019,

The Group adopted IFRS 16 in accordance with IFRS 16 C8. This
approach allows the recognition of the lease liability and asset as
at 1 Apnil 2019 with no restatement of prior period financial
statements. The Group has applied the practical expedient on
transition to apply a single discount rate to a portfelio of leases
with reasonably similar characteristics. The Group has atso
adopted the practical expedients relating to short term and low
value assets which allow these to be expensed through the
income statement.

The leases which have been brought onto the balance sheet
include management agreements between the Group and its
Broadgate JV partner, which are in substance lease agreements,
as well as a small number of leases the Croup holds as lessee.
These leases were previausly classified as operating leases
under 1A5 17_1FRS 14 has not impacted the accounting treatment
of {eases the Group holds as (essor, therefore the adoption of the
accounting standard has not had a material impact an the Group.

The impact on the balance sheet at 1 April 2019, on adoption of
IERS 16, is a £56m increase in investment property. a £1m
reduction in current assels and a corresponding £55m increase
in liahilities. The impact relating to new leases which commenced
during the year is a £40m increase in investment property and a
£40m increase in liabilities. New leases which commenced in the
year relate to the management agreements described above.

On transition the lease liability was calculated as the present
value of the outstanding rental payments, discounted using the
Group's incremental borrowing rate at the date of initial
application. The right-of-use asset was then set as being equal to
the liability, adjusied by a £1m increase In relation to prepaid rent
which is added to the right-of-use asset on adeption. Therefore
the impact on net assets on adoption is nil. The weighted average
incremental borrowing rate applied to the lease liabilities
recognised at the date of imtial application was 1.5%.
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The right-of-use assets meet the defintion of investment
property and are subsequently measured under the fair vatue
rnodel. The adoption of IFRS 16 has increased profit/(loss] before
tax by £19m, £20m of which results from the revaluation gain
recognised on the right-of-use assets and [£1m] of which results
from interest on lease liabilities.

The Group has considered amendments to standards endorsed
by the European Union effective for the current accounting period
and determined that these do not have a material impact on the
consolidated financial statements of the Group. These amendments
include, amendments to IFRS 9 [prepayments features), IAS 28
[long term interests), 1AS 19 [plan amendments) and IFRIC 23.

A number of new standards and amendments ta standards and
interpretations have been issued but are not yet effective for the
current accounting period.

Amendments to IFRS 3 [Business Combinations) are effective

for financial years commmencing on or after 1 January 2020.

The amendments relate to changes in the criteria for determining
whether an acquisition is a business combination or an asset
acquisition. These amendments will be applied to any future
business combinations,

Armendments to IFRS ¢ (Financial Instruments] are effective

far financial years commencing on or after 1 January 2020

The amendments offer relief in meeting the criteria for hedge
accounting on the transition from LIBOR to IBOR. The adoption of
these amendments Is not considered to have a material impact
on the financial statements of the Group.

Amendments to References to the Canceptual Framework are
effective for financial years commenaing on or after 1 January
2020. The adoption of these amendments is not considered to
have a material impact on the consolidated financial statements
of the Group.

Armendments to IAS 8 [Accounting Palicies, Changes in
Accounting Estimates and Errors) are also effective for financial
years commencing on or after 1 January 2020, The amendments
will be applied to any future changes in Accounting Policy,
Accounting Estimates or Errors

Going concern

The financial staterments are prepared on a going concern basis.
The balance sheet shows that the company has net current
liabilities, mainty as a result of the convertible bond and a credit
facility within the HUT fund reaching maturity within the next
twelve months. As the Group has access to £1.1bn of undrawn
facilities and the HUT facility was refinanced post period end.
the Directors believe the Group will be able to meet these
current liabibities as they fall due. in making this assessrment
the Directors took into account the covenant headroom on

the Group’'s unsecured facilities, equivalent to a 43% fall in
property values, the absence of interest cover cavenants on
these facilities and the limited capital expenditure remaining
on the Group's committed development programme. Before
factoring in any incorne receivable, the facilities should also

be sufficient to cover forecast property cperating costs,
administrative expenses and Interest over the next 12 months



1 Basis of preparation, significant accounting palicies
and accounting judgements continued

As a conseguence of this, the Directors feel that the Group is well
placed to manage its business risks successfully despite the
current economic climate. Accordingly, they believe the going
concern basis s an appropriate one See the full assessment of
preparation on a going concern basis In the corporaie
gavernance section on page 102

Subsidiaries, joint ventures and associates {including funds)

The consolidated accounts include the accounts of the British
Land Company PLC and all subsidiaries [entities controlled by
British Land). Control is assumed where British Land is exposed,
or has the rights, to variable returns from its involvement with
investeas and has the ability to affect those returns through its
power over those investees,

The results of subsidiaries, joint ventures or associates acquired or
dispesed of during the year are included from the effective date of
acquisition or up to the effective date of disposal. Accounting
policies of subsidiaries, joint ventures or associates which differ
from Group accounting policies are adjusted on consolidation.

Business combinations are accounted for under the acquisition
method. Any excess of the purchase price of business
combinations over the fair value of the assets, liabilities and
contingent Liabilities acguired and resulling deferred tax thereon
is recognised as goodwill. Any discount received is credited to
the income statement in the pernod of acquisition.

Allintra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates,
including funds, are accounted for under the equity method,
whereby the consolidated balance sheet incorporates the
Group's share [investor's share| of the net assets of its joint
ventures and associates. The consolidated income staterment
incorporates the Group's share of joint venture and associate
profits after tax. Their profits include revaluation movementis on
nvestment properties,

Distributions and other receivables from joint ventures and
associates [including funds) are classed as cash flows from
operating activities, except where they relate to a cash flow
arising from a capital transaction, such as a property or
investment disposal. In this case they are classed as cash flows
from investing activities.

Properties

Properties are externally valued at the balance sheet date.
Investrment and owner-occupied properties are recorded at
valuation whereas trading properties are stated at the tower
of cost and net realisable value.

Any surplus or deficit arising on revaluing investment
properties is recognised in the capital and other column of
the income staternent

Any surplus arising on revaluing owner-occupied properties
above caost is recognised in other comprehensive income, and any
deficit arising in revaluation below cost for owner-occupied and
trading properties is recognised in the capital and other column
of the income statement

The cost of properties in the course of development includes
attributable interest and other associated outgoings including
attributable development personnel costs. Interest is catculated
on the development expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Company PLC borrowings
Interest is not capitalised where no development activity is taking
place. A property ceases to be treated as a development property
on practicat completion.

investment property disposals are recognised on completion.
Profits and losses arising are recognised through the capital and
other column of the income statement. The profit on disposal s
determined as the difference between the net sates proceeds and
the carrying amount of the asset at the commencement of the
accounting period plus capital expenditure in the period.

Trading properties are initially recognised at cost less
impairment, and trading property disposals are recognised in line
with the revenue policies outlined on the following page.

Where investment properties are appropriated to trading properties,
they are transferred at market value If properties held for trading
are appropriated to investment preperties, they are transferred at
book value Transfers to or from investment property occur when,
and only when, there 1s evidence of change in use.

Where a right-of-use asset meets the definition of investment
property under IFRS 16, the right-of-use asset will imitially be
calculated as the present value of minimum lease payments
under the lease and subsequently measured under the fair value
model, based on discounted cash flows of net rental income
earned under the lease.

The Group leases out investrnent properties under operating leases
with rents generally payable monthly or quarterly. The Group is
exposed to changes in the residual value of properties at the end
of current lease agreements, and mitigates this risk by actively
managing its tenant mix in arder to maximise the weighted average
lease term, minimise vacancies across the portfolic and maximise
exposure ta tenants with strong financial characteristics. The
Group also grants lease incentives to encourage high quality
tenants to remain in properties for longer lease terms

Financial assets and Liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at amortised cost and discounted as
apgropriate. On initial recognition the Group calculates the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS 9 simplified approach.

Other investments include investments classified as amortised
cost and investments classified as fair value through profit or
loss. Loans and receivables classified as amortised cost are
measured using the effective interest method, less any impairment
Interest 1s recognised by applying the effective interest rate.
investments classified as fair value through profit or loss are
mitially recorded at fair value and are subsequently externalty
valued on the same basis at the balance sheet date. Any surplus
or deficit arising on revatuing investments held for trading i1s
recognised in the capital and other celumn of the income statement.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

1 Basis of preparation, significant accounting policies
and accounting judgements continued

The lease liability associated with investment property which is
held under a lease, is initially calculated as the present value of
the minimum lease payments. The lease liability 1s subsequently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made.

Debt instruments are stated at their fair value on issue. Finance
charges including premia payable on settlernent or redemption
and direct issue costs are spread over the period to redermnption,
using the effective interest method. Exceptional finance charges
incurred due to early redemption (including premia) are
recognised in the income statement when they occur.

Convertible bonds are designated as (air value through profit or
loss and so are initially recognised at fair value with all subsequent
gains and losses, including the write-off of Issue costs, recognised
in the capital and other column of the income statement as a
compenent of net financing costs. The interest charge in respect
of the coupon rate on the bonds is recognised within the underlying
companent of nat financing costs an an accruals basis.

As defined by IFRS 2, cash flow and fair value hedges are initially
recognised at fair value at the date the derivative contracts are
entered into, and subsequently remeasured at far value.
Changes in the fair value of derivatives that are designated and
qualify as effective cash flow hedges are recognised directly
through other comprehensive income as a movement in the
hedging and translation reserve. Changes in the fair value of
derivatives that are designated and qualify as effective fair value
hedges are recorded in the capital and other column of the
incomne statement, along with any changes in e fan value of the
hedged itemn that is attributable to the hedged risk. Any ineftective
portien of all derivatives is recognised in the capital and other
column of the income statement. Changes in the fair value of
derivatives that are not In a designated hedging relationship
under IFRS 9 are recorded directly in the capital and other
column of the income statement. These dervatives are carried
at fair value on the balance sheet.

Cash equivalents are Limited to instruments with a maturity of
less than three months.

Revenue

Revenue comprises rental income and surrender premia,
service charge income, management and performance fees
and proceeds from the sale of trading properties.

Rental income and surrender premia are recognised in
accordance with [FRS 16 Leases.

As a result of adopting IFRS 16, the Group now reports separately
service charge income for leases where a single payment is
received to cover both rent and service charge. The total payment
received was previously included within rental income, but the
service charge component is separated out in the current year
and reported as service charge income in the notes to the
financial staterments. There has been no net impact on the
Group’s income statement or balance sheet.
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Rental income, including fixed rental uplifts, from investment
property leased out under an operating lease is recoghised

as revenue on a straight linc basis over the lease term. | rase
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the sarme straight-line basis
being an integral part of the net consideration for the use of the
investment property. Any rent adjustments based on open
rmarket estimated rental values are recognised, based on
management estimates. from the rent review date in relation to
unsettled rent reviews. Cantingent rents, being those lease
payments that are not fixed at the inception of the lease, including
for example turnover rents, are recognised in the period in which
they are earned.

Surrender prermia for the early termination of a lease are
recognised as revenue when the armuurnils becorne contractually
due, net of dilapidations and non-recoverable outgoings refating
to the lease concerned.

[ he Group applies the five step-model as required by (MRS 15
In recognising its service charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the period o
which it relates.

Management fees are recognised as revenue in the period to
which they relate and relate to property management.
Perfarmance fees are recognised at the end of the performance
period when the performance obligations are met, the fee
amount can be estimated reliably and it 1s highly probable that
the fee will be received. Performance fees are based on proparty
valuations compared to external benchmarks at the end of the
reporting period. Proceeds (1o Lhe sale of trading propertics
are recognised when control has been transferred to the
purchaser. This generally occurs on completion. Proceeds from
the sale of trading properties are recegnised as revenue in the
capital and other column of the iIncome statement. All other
revenue described above is recognised in the underlying column
of the income statement.

Taxation

Current tax is based on taxable profit for the year and 1s
calculated using tax rates that have been enacted or
substantively enacted at the balance sheet date. Taxable profit
differs from net profit as reported in the income statement
because it excludes items of income or expense that are not
taxable lor tax deductible).

Deferred tax is provided on items that may become taxable in the
future, or which may be used to offset against taxable profits in
the future, on the temporary differences between the carrying
amounts of assets and liabilities for financial reporting purposes,
and the amounts used for taxation purposes on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incorporated in the consotidated
balance sheet.



1 Basis of preparation, significant accounting policies
and accounting judgements continued

Deferred tax assets and liabilities are net off against each other
in the consolidated balance sheet when they relate to income
taxes levied by the same tax authority on different taxable entities
which intend to either settle current tax assets and Liabilities on a
net basis.

Employee costs

The fair value of equity-settled share-based payments to
employees is determined at the date of grant and 1s expensed on
a straight-line basis over the vesting period, based on the Group's
estimate of shares or options that will aventually vest. For all
schemes except the Group's Long Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
rmarket value at grant date. For options and performance shares
granted under the Long Term Incentive Flan, the fair values

are determined by Monte Carlo and Black-Scholes models.

A Black-5Scholes model is used for the Save As You Farn schemes.

Defined benefit pension scheme assets are measured using fair
values. Pension scheme liabilities are measured using the
projected unit credit method and discounted at the rate of return
of a high quality corporate bond of equivalent term to the scheme
liabilittes. The net surplus (where recaverabie by the Group] or
deficit 1s recognised in full in the consolidated balance sheet.
Any asset resulting from the calculation is imited to the present
value of available refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
settlement and curtailments are charged to operating profit.
Actuarial gains and losses are recognised in full in the period In
which they occur and are presented in the consclidated
statement of comprehensive income.

Contributions to the Group's defined contribution schermes are
expensed on the basis of the contracted annual contribution.

Accounting judgements and estimates

In applying the Group's accounting policies, the Directors are
required to make judgements and estimates that affect the
financial statements.

Significant areas of estimation are:

Valuation of investment, trading and owner-occupied properties
and investments classified as fair value through profit or loss.
The Group uses external professional vaiuers to determine the
relevant amounts. The primary source of evidence for property
valuations should be recent, comparable market transactions on
an arms-length basis. However, the valuation of the Group’s
property portfolic and investments classified as fair value through
profit or loss are inherently subjective, as they are based upon
valuer assumptions which may prove to be inaccurate.

The third party valuers for properties recognised at 31 March 2020
nclude a rmaterial valuation uncertainty clause in their reports.
The clause highlights significant estimation uncertainty regarding
the valuation of investment property due to the Covid-19 pandemic.
The valuations as at the current balance sheet date should
therefore be treated with additional caution. Sensitivity tables are
included within Nate 10.

Other less significant areas of estimation include the valuation
of fixed rate debt and interest rate derivatives, the determination
of share-based payment expense, the actuarial assumptions
used in calculating the Group's retirement benefit obligations,
provisions for trade debtors and lease incentive receivables and
taxation provisions.

The following items are ongoing areas of accounting judgement,
however, significant judgment has not been reguired for any of
these items in the current financial year.

REIT status: British Land is a Real Estate Investment Trust [REIT]
and does not pay tax on its property income or gains on property
sales, provided that at least 90% of the Group's property income
1s distributed as a dividend to shareholders, which becomes
taxable in their hands. In addition, the Group has to meet certain
conditions such as ensuring the property rental business represents
more than 75% of total profits and assets Any potential or
proposed changes te the REIT legislation are menitored and
discussed with HMRC. It is management’s intention that the
Group will continue as a REIT for the foreseeable future.

Accounting for joint ventures and funds: In accordance with
IFRS 10 ‘Consclidated financial statements’, {FRS 11 "Joint
arrangements’, and IFRS 12 ‘Disclosures of interests in other
entities” an assessment is required to determine the degree of
control or influence the Group exercises and the form of any
control to ensure that the financial statement treatment is
appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, centractual
terms and other facts and circurmnstances retating to the relevant
entity. This assessment is updated annually and there have been
no changes in the judgement reached in relation to the degree of
control the Group exercises within the current or prior year.
Group shares in joint ventures and funds resulting from this
process are disclosed in Note 11 to the financial statements.

Joint ventures are accounted for under the eguity method,
whereby the consolidated balance sheetincorporates the Group's
share of the net assets of its joint ventures and associates.

The consolidated income staternent incorperates the Group's
share of joint venture and associate profits after tax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financial statements.
Judgements made in relation to transactions include whether an
acquisition 1s a business combination or an asset; whether held
for sale criteria have been met for transactions not yet completed;
accounting for transaction casts and cantingent consideration;
and application of the concept of linked accounting. Management
consider each transaction separately in order to determine the
most appropriate accounting treatment, and, when considered
necessary, seek independent advice.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

2 Performance measures

Earnings per share

The Group measures financial performance with reference to underlying earnings per share, the European Public Real Estate
Associaton [EPRA] earnings per share and IFRS earnings per share. The relevant earnings and weighted average number of shares
lincluding dilution adjustments] for each performance measure are shown below, and a reconciliation between these 15 shown within
the supplementary disctasures {Table Bl.

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS loss after taxation attributable to sharehoiders of the
Company excluding investment and development property revaluations, gains/losses on investing and trading property disposals,
changes in the fair value of financial instruments and associated close-out costs and theiwr related taxation. In the current year, diluted
EPRA earnings per share did not include the dilutive impact of the 2015 convertible bond, as the Group's share price was below the
current exchange price of 75.0%9p. IFRS diluted earnings per share would include the dilutive impact as 1AS 33 ignores this hurdie to
conversion, however due to the current year loss, this would be anti-dilutive and therefore no adjustment is made. In the prior year, both
EPRA and |FRS measures exclude the dilutive impact of the 2015 convertible bond as the Company's share price had not exceeded the
level required faor the convertible conditions attached Lo the bond to Lrigyer Lunversion into shares.

Underlying earnings per share is calculated using Undertying Profit adjusted for underlying taxation [see Note 7). Underlying Profit is
the pre-tax EPRA earnings measure, with additional Company adjustments No Company adjustments were made in either the current
or prior year.

2020 2m9
Relevant Fe evant
Relevant numhber Earnings Relavant number Carr nogs
~ earnings of shares per share earnimngs cf ahares per share
Earnings per share £ méllian pence fim it g pence
Underlying
Underlying basic 306 934 328 340 971 35.0
Underlying diluted 306 937 327 340 974 349
EPRA - e
EPRA basic 306 934 32.8 340 971 35.0
EPRA dituted 7 7 306 937 32.7 340 974 349
Basic (1,027 934 (110.0) {291] 971 {30.0)
Diluted ezn 93 (1168 (271) 71 130.0]

Net asset value

The Group measures financial position with reference to EPRA net asset value (NAV) per share and EPRA triple net asset vatue
[NNNAV] per share. The net asset value and number of shares for each performance measure are shown below. A reconciliation
between IFRS net assets and EPRA net assets, and the relevant number of shares for each perfermance measure, is shown within the
supplementary disclosures [Table B). EPRA net assets is a proportionally cansolidated measure that is based on IFRS net assets
excluding the mark-to-market on derivatives and related debt adjustments, the rnark-to-markest on the convertible bonds and deferred
taxation on property and dervative valuations. They include the valuation surplus on trading properties and are adjusted for the dilutive
impact of share options.

As at 31 March 2020, EPRA NAV and EPRA NNNAV did not include the dilubive impact of the 2015 convertible bond. as the Group’s share
price was below the exchange price of 975.09p. IFRS net assets alse does not include the convertible impact following the treatment of
IFRS earnings per share. In the prior year, both EPRA and IFRS measures exclude the dilutive tmpact of the 2015 convertible bond as
the Company’s share price had not exceeded the level required for the convertible conditions attached to the bond to trigger conversion
info shares.

2020 2079
Relevant Net asset Relevant Ne' asset
Retevant number valuye per Releyvant aurber af value per
net assets of shares share nat 4s5nis ~hares sngre
Net asset value per share €m million pence £ wnlicn vence
EPRA
EPRA NAY 7,213 932 774 8,649 956 905
EPRA NNNAV 6,762 932 726 8,161 756 854
IFRS
Basic 7,147 927 771 8,689 49 16
Diluted 7147 232 767 8,689 256 209
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2 Performance measures continued

Total accounting return

The Group also measures firancial performance with reference to total accounting return. This is calculated as the movement in EPRA
net asset value per share and dividend paid in the year as a percentage of the EPRA net asset value per share at the start of the year.

2020 (S
Decrease in
NAV per Dividend per Total Decreaze o Dodend per Tza.
share share pad accounting Y e share share pag JLoouning
pence pence return perce penLe rolur
Total accounting return (131 31.47 {11.0%] (62) 30.54 (3.3%)

EPRA published updated Best Practice Recommendations in October 2017 which introduced three new Net Asset valuations. These are
applicable for accounting periods starting on or after 1 January 2020 and the Group will adopt these Recommendations for the year
ended 31 March 2021. Total accounting return will be based upon one of these new asset valuations, EFRA Net Tangible Assets, which
the Board judges to be closely aligned with EPRA Net Asset Value. See Supplementary Disclosures, Table B for further details.

3 Revenue and costs

2020 2019
Capital Capial

Underlying and other Total Lnderiying snd olne- ‘n?al

£m £m £m £ Err n

Rent recevable 431 - 431 444 - 444
Spreading of tenant incentives and guarantead rent increases {3 - (3) el - (5]
Surrender premia 5 - 5 1 B - 1
Gross rental income o ' T 433 - 433 439 - 433
Trading property sales proceeds - 87 87 - 350 350
Service charge income b4 - b4 76 - 76
Managerent and performance fees [from joint venturas and funds| 8 - 8 7 - 7
Other fees and commissions 2] - 21 32 - 32
Revenue B - o 526 87 613 554 350 9G4
Trading property cost of sales - (701 (70] - (258] (258]
Service charge expenses (611 - (1611 (78] - (76)
Property operating expenses (50} - (50] (33) - (35]
Impairment of tenant incentives and guaranteed rent increases’ (20) - (20 - - -
Other fees and cormmissions expenses (17} - (17) (30] — (30)
Costs o B T [148) (70) [218) (141) (258) (399)
378 17 395 413 g2 505

1. in the current year this balance includes £15m [2018/19: £ril] in retat:on to write-offs and prowision against tenant incentive balances held by the Group and £5m {2018/19 £nil)
in relation to write-offs of guaranteed rent increases

The cash elemnent of net rental income [gross rental income less property operating expenses] recognised during the year ended

31 March 2020 from properties which were not subject Lo a security interest was £316m (2018/19. £356m. Property operating expenses

relating to investment properties that did not generate any rental income were £nil (2018/1%: £1m]. Contingent rents of £3m {2018/19:
£3m! were recognised in the year.

As a result of adopting IFRS 14, the Group now reports separately service charge income for leases where a single payment is received
to cover both rent and service charge. The total payment s included within rental income in the prior year. In the current year, the
service charge cornponent has now been separated and reported as service charge income 1 the notes to the financial statements.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

4 Valuation movements on property

2020 ne
£m fm
Consolidated income statement
Revaluation of properties (1,105} (620)
Revaluation of properties held by joint ventures and funds accounted for using the equity methed _—~~ {284]  [63]
- - (1,389 [683]
Consolidated statement of comprehensive income
Revaluation of owner-occupied properties ] 1 3
A - = - T‘I,SSS) [680]
5 Auditors’ remuneration ~ PricewaterhouseCoopers LLP
2020 019
£m tm
Fees payable 1o the Company's auditors for the audit of the Company's annual accounts 0.3 0.3
tees payable to the Company's gudilur s Tor the audit of the Company's subsidiaries, pursuant to legislation 0.4 0.4
Total audit fees 0.7 0.7
Audit-related assurance services 0.1 0.1
Total audit and audit-related assurance services 0.8 0.8
Other fees
Other services ] . ' 1. 0.1
Total IR - - 0.8 0.9
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& Net financing costs

2020 20°7
£m £n
Underlying
Financing charges
Bank loans and overdrafts (25) [21]
Derivatives 30 2%
Other loans (76) [75)
Obligations urder head leases (&) (3
(75) (70
Development interest capitalised B 3
Y]] [67]
Financing income
Deposits, securities and liguid investments 1 -
1 —
Net financing charges - underlying (66) 67)
Capital and other
Financing charges
Valuation movements on fair value hedge accounted derivatives? 62 41
Valuation movements on fair value hedge accounted debt! t62) (38)
Capital financing costs’ 3 (32]
Fair value movement an convertible bonds (4] 16l
Valuation movermnent on non-hedge accounted derwvatives L (11
141) (46}
Net financing charges - capital o B (41) 144)
Net financing costs
Total financing income 1 -
Tatal financing charges (108) 113)
Net financing costs o "~ (107) (113)

Interest payable on unsecured bank loans and related interest rate derivatives was £9m [2018/19: £8m). Interest on development

expenditure Is capitalised at the Group’s weighted average interest rate of 1.9% [2018/1%: 2.2%]. The weighted average interest rate

on a proportionately consolidated basis at 31 March 2020 was 2.5% [2018/19: 2.9%).

1 Primanty bond redemption costs.

2 The difference between valugtion movements on designated fair value hedge accounted dervatives [hedging instruments) and the valuation movements on fair value hedge

accounted debt [hedged item) represents hedge meffectiveness far the period of Enil [2018/19 £3m).
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

7 Taxation

2020 219

£€m £m

Taxation expense] income
Current taxation:
UK corporation taxation: 19% (2018/19: 19%) m (10)
Adjustments in respect of pricr years 5 13
Total current taxation income 4 3
Deferred taxation on revaluations and derivatives e ) .
Group total taxation S ] 2 (1
Attributable to joint ventures and funds o L - 2
Totattaxationincome T — — -
Taxation reconciliation
L nas nn ardinary activities befare taxation 1,116) {319
Less: loss (profit] attributable to joint ventures and funds' 227 15)
Group loss on ordinary activities before taxation ~ ls8®l  (324]
Taxation on loss on ordinary activities at UK corporation taxation rate of 19% [2018/19: 19%)] 169 62
Effects of:
- REIT exempt income and gains (145] (73]
~ Taxation losses (5) 1
~ Deferred taxation on revaluations and derivatives f2] {4l
~ Adjustments in respect of prior years 5 _13
Group total taxation income (expense] 2 {1]

1 Acurrent taxabon inceme of Cnil (2018/19: £2mband a deferred taxation credit af £l [2018/1%: £nil) arese on profits attnbutable to joint ventures and funds The low tax
charge reflects the Group's REIT status,

Taxation expense aitributable to Underlying Profit for the year ended 31 March 2020 was £nit (2018/19: £nill. Corporation taxation

payable at 31 March 2020 was £17m [2018/19: £25m) as shown on the balance sheet. During the year to 31 March 2020 tax provisions

in respect of historic taxation matters and current points of uncertainty in the UK have been reteased and provisions made.

A REIT is required to pay Property Income Distributions [P1Ds] of at teast 90% of the taxable profits from its UK property rental business
within twelve months of the end of each accounting period. Following the temporary suspension of future dividends to best ensure

we can effectively support our customers who are hardest hit and protect the long term value of the business as a result of Covid-1%,
we are discussing an extensian to this deadline with HMRC. Ta date £29m of the PID required in respect of the year to 31 March 2020
has been paid. Whilst we intend pay the required PID amount within the agreed deadline, the balance of the required PID not paid

by the extended due date would instead be subject to corporation tax and a charge of up to £37m would become due. The Group

1S currently in discussions with HMRC over the timing of payments of Property Income Distributions required by the REIT regime

(see Note 24 Contingent liabilities].
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8 Staff costs
2020 2715

Staff costs [including Directors) €m e
Wages and salarieg 56 62
Social security costs 7 8
Pension costs 6 7
Equity-settled share-based payments (3) (3)
T B 86 74

The average morithly number of employees of the Company during the year was 300 [2018/19: 293]. The average menthly number of
Group employees, including those employed directly at the Group's properties and their costs recharged to tenants, was 672 (2018/19:
783]. The average monthly number of employees of the Cormpany within each category of persons employed was as follows: Retail: 25,
Offices: 17; Canada Water: 14; Developments: 38; Storey: 11, Support Functions: 193.

The Executive Directors and Non-Executive Directors are the key managerment personnel. Their emeluments are summarised pelow
and further detail is disclosed in the Remuneration Report on pages 118 to 133.

N 2020 2%
Directors” emoluments €m fm
Short term employee benefits 28 5.6
Service cost in relation to defined benefit pension schemes - 01
Equity-settled share-based payments o . _ o (22 120]

0.6 3.7
Staff costs
The Group’s equity-settled share-based payments comprise the fotlowing:
Scheme Fair value measure
Long Term Incentive Plan (LTIP) Monte Carlo model simulation and Black-Scholes option valuation models
Matching Share Plan [MSP) Market value at grant date
Restricted Share Plan [RSP) Market value at grant date
Save As You Earn schemes [SAYE) Black-5Schales option valuation model

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, taking account
of expected performance against the relevant performance targets and service periods, which are discussed in further detail n the
Remuneration Report.

During the year the Group granted performance shares under its Long Term Incentive Plan scheme. In the prior year the Group granted
performance shares and options under its Long Term incentive Plan scheme. Performance conditions are measured over a three-year
period and are a weightad blend of Total Shareholder Return (TSR], Total Property Return (TPR] and Total Accounting Return [TAR]

[see Directors Rarmuneration Report for details). For non-market-based performance conditions, the Group uses a Black-5choles
option valuation method to obtain fair values. For market-based performance conditions, a Monte Carlo model 1s used as this provides a
more accurate fair value than the previous method used by the Group. The impact on the fair value of options resulting from the change
in model was immaterial. The key inputs used to obtain fair values for LTIP awards are shown below.

24 July 2019 75 June 2018

Awards with  Awards with Awards with
holding no helding Awards wath no holding  Market value
period period  notding petiod pericd oplicns
Share price £5.35 £5.35 £6.79 £6.79 €679
Exercise price £0.00 £0.00 £0.00 £0.00 £6.82
Expected volatility 17.1% 17.1% 24.8% 24 8% 24.8%
Expected term [years] 3 3 3 3 5
Dividend yield 0.0% 0.0% 0.0% 0.0% 4.43%
Risk free interest rate 0.47% 0.47% 0.79% 0.79% 0.98%
Fair value - TSR Tranche FTSE 350 £1.41 £1.54 £2.33 £2.47 £0.58
Fair value - TSR Tranche FTSE 100 £1.40 £1.53 £3.02 £3.46 £0.68
Fair value - TPR and TAR Tranches £4.89 £5.35 £5.93 £6.79 £0.84

Movements in shares and options are given in Note 20.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

9 Pensions

The British Land Group of Companies Pension Scherme [the scheme’) is the principal defined benefit pension scheme in the Group.

The assets of the scheme are held in a trustee-administered fund and kept separate from those of the Company. It is not contracted out
of SERPS [State Earnings-Related Pension Schemel and 1t1s not planned to admit new employees to the scheme. The Group has three
other small defined benefit pension schermes. There are also two Defined Contribution Pension Schemes. Contributions to these
schermes are at a flat rate of salary and are paid by the Cormpany.

The total net pension cost charged for the year was £6rm (2018/19: £7ml, of which £5m [2018/19: £5mi relates to defined contribution
plans and £1m [2018/19: £2m) relates to the current service cost of the defined benefit schemes.

A full actuarial valuation of the scheme was carried out at 31 March 2018 by consuliing actuaries, First Actuanial LLP. The employer's
contributions will be paid in the future at the rate recommended by the actuary of 68.2% ner annum of basic salaries. The best estimate
of employer contributions expected to be paid during the year to 31 March 2021 s E1m. The major assumptions used for the actuarial
valuation were:

2020 2019 2018 2017 2015

% pa % pa % pa % pa % pa
Discount rate 2.3 2.4 2.6 2.4 3.2
Salary inflation 3.9 4.8 4.9 4.9 4.8
Pensions increase 2.5 33 33 33 3.2
Price inflation 2.5 3.4 3.4 3.4 33

The assumptions are that a member currently aged 40 will live on average for a further 28.0 years if they are male and for a further 29.6
years if they are female. For a member who retires in 2040 at age 60, the assumptions are that they will Llive on average for a further
29.3 years after retirement if they are male and for a further 31.0 years after retirement if they are female.

Composition of scheme assets

2020 2019
£m £rm
Equities &0 60
Diversified growth funds 50 88
Other assets ] . 51 1z
Total scheme assets ' T - i 161 160

94.3% of the scheme assets are quoted in an active market. All unquoted scheme assets sit within equities.

The amount included in the balance sheet arising from the Group’s obligations in respect of its defined benefit schemes is as follows:

2020 me 2018 207 204

£m £m £m £ £m

Present value of defined scherne obligations (131) 1147) (1471 (1671 (143)
Fair value of scherne assets 161 160 152 154 137
irrecoverable surplus - {30) (13) 18 - =
Liability recognised in the balance sheet - - ' - - - (13) (&)

1 The net defined benefit asset must be measured at the lower of the surplus th the defined beneht schermes and the assel celling The asset ceiling 15 the present value of any
economic benefits available in the form af refunds fram the scheres or reductions to future contributions to the schemes, The asset ceiling of the Group’s defined benefit
schemes 1s £nil 201819 £nill, therefore the surplus in the defined benefit schemes of £30m [2018/19- £13m] 1s irrecoverable.

162  British Land Annual Report and Accounts 2020



¢ Pensions continued

The sensitivities of the defined benefit obligation in relation to the major actuarial assumptions used to measure scheme liabilities are
as follows:

Ircreasefceczave’ nodefred

»cheme obligat sns

Cnange in 2020 ne
Assumption assLmEtion €m £m
Discount rate +0 5% (11 (15]
Salary inftation +0.5% 1 2
RPIinflation +0.5% 12 12
Assumed life expectancy +1 year 4 5
History of experience gains and tosses
2020 2019 i 2617 PR
£m £ Erm £rr £m
Total actuarial gain ftoss) recognised in the consolidated statement
of comprehensive income!' ? - - 9 2 11
Percentage of present value on scheme liahilities ’ (0.3%) 0.1% 6.1% 7.2% 0.7%
1 Movernents stated afler adjusting for irrecoverabibty of any surplus,
2. Cumulative loss recogrised 1n the statement of camprehensive incorme s £40m (2018419 £40ml
Movements in the present value of defined benefit abligations were as follows:
2020 219
£m Em
At 1 Aprit (1471 (147} -
Current service cost (2) (2]
Interest cost (4) (3]
Actuarial gain {loss]
Gain [loss) from change in financial assumptions 17 (2l
Gain on scheme liabilties arising from experience - 1
Benehts paid _ 5 b
At 31 March T B ' (131) (147
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Notes to the accounts continued

9 Pensions continued

Movements In the fair value of the scheme assets were as follows:

2020 2019

£m frm
AL 1 April 160 152
Interest income on scheme assets 4 4
Contributions by employer 1 2
Actuarial gain 1 8
Beneftspad N ) DU - |
At31March T T _ ' _ 161 140

Through its defined benefit plans, the Group is exposed to a number of risks, the most significant of which are detailed below:

Asset volatility

The liabilities are calculated using a discount rate set with 1efer enee (o v porate bond yiclds: if scoote underperinrm this yigld,

this will create a deficit. The scheme holds a significant partion of growth assets lequities and diversified growth funds] which, although
expected to outperform corporate bonds in the long term, create volatility and risk in the short term. The allocation to growth assets is
monitored to ensure it remains appropriate given the scheme's long term objectives,

Changes in bond yields

A decrease in corporate bond yields will increase the value placed on the scheme’s liabilities for accounting purposes, although this will
be partially offset by an increase in the value of the scheme’s bond holdings

Inflation risk

The majority of the scheme’s benefit obligatians are linked to inflation, and higher inflation will lead to higher labilities (although, in
most cases, caps on the level of inflationary increases are in place to protect against extreme inflation). The majarity of the assets are
either unaffected by or only loosely correlated with inflation, meaning that an increase 1n inflation will also increase the deficit.

Life expectancy

The majonity of the scheme’s obligations are to provide benefits for the Life of the member, so increases in life expectancy will result
in an increase 0 the Labilities.
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10 Property

Property reconciliation for the year ended 31 March 2020

Investment
and
Offices ard Canzya development Cverer
Retar. <ecidantia water Develocomrerts properties Trad ng Oezupied
Level 3 Level 3 Level 3 Leve. 3 Level 3 Properties Level 3 Total
£ tmr £m £m £m £ £m Em
Carrying value at 1 April 2019 4,317 3,774 s 520 8,931 87 73 2.09
Additions
- property purchases 19 34 - 41 24 - - b74
- development expenditure 1 2 24 129 156 - - 156
- capitalised interest and staff costs - - 4 5 9 - - 9
- capital expenditure on asset management
Initiatives’ 36 54 - 2 92 - - 92
- right-of-use assets 5 48 21 - 74 - - 74
s 138 49 177 426 - - 425
Depraciation - - - - - - (1) (1
Disposals {58] - - - (58] (67 - {125)
Reclassifications 45 (14) - (26) 5 - (5] -
Revaluations included in income statement (1,158) 35 33 [15] {1,105) - - (1,105)
Revaluations included in OCI - - - - - - 1
Mavement in tenant incentives and contracted
rent uplift balances (19) 6 - 3 [0 - - (al
Carrying value at 31 March 2020 3,188 3,941 400 659 8,188 20 68 8,276
Lease liabilities [Notes 14 and 15] T o T83]
Less valuation surplus on right-of-use assets? (20)
Valuation surplus on trading properties _ 13
Group property portfolio valuation at 31 March 2020 8,106
Non-controlling interests {185)
Group property portfolio valuation at 31 March 2020 attributable to shareholders B 7,921

1. Dffices capital expenditure includes £36m of flexible workspace fit-out i the current year which has been reclassified from property, plant and equipment to property additions
? Relates to properties held under leasing agreements. The fair value of rght-of-use assets is determined by calculating the present value of net rental cashflows over the term
of the lease agreements IFRS 14 right-of -use assels are not externally valued, their fair value 1s determined by management, and are therefore not included in the Group

property portfolio valuation of £8,106m abave
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10 Property continued
Property reconciliation for the year ended 31 March 201%

tnvestrnent
and

Offices and Canada development Owner -
Retait Residential Water Developrnents aroperties Trading Occupred
Level 3 Leval 3 Level 3 Level 3 Level 3 Properties Level 3 Total
£ Em £rm £m Em £rn £m im
Carrying value at 1 April 2018 5,195 3,659 298 355 9,507 328 %0 9925
Additions
- property purchases G7 88 - - 185 - - 185
- development expenditure z - 19 151 172 1 ~ 183
- capitalised interest and staff costs - - 3 2 5 - - 5
- capital expenditure an asset management
initiatives 27 15 - - 42 - - 42
- head lease assets 31 5 o - 36 - = 38
157 108 22 - 153 440 1 - 451
Depreciation - - - - - - 1) (1
Disposals (409] - - i3l {412 (252) - {644
Reclassifications - 19 - - 19 - (19) -
Revaluations included in income staternent’ 1621) {12 12) 15 [620) - - [620]
Revaluations included in OC| - - - - - - 3 3
Movement in tenant incentives and contracted
rent uplift balances &z - - @ - - E
Carrying value at 31 March 2019 437 376 318 520 8931 87 73 9091
Head lease liabilities [Note 15) o ' ' {92]
Valuation surplus on trading properties - A 4
Group property portfelio valuation at 31 March 2019 - 9,028
Non-controlling interests - L . o I 2:Y
Group property portfelio valuation at 31 March 2019 attributable to shareholders 8,781

1 Inctuded within the offices and residential praperty revaluation movermnent above 15 a E4m increase to the vatuation of 10 Brock Street following the leasing transaction with
Facebook and Debenharms.

Property valuation
The different valuation method levels are defined below:

Level 1:  Quoted prices (unadjusted) in active markets for identical assets or liabilities.

Level 2: Inputs other than quoted prices included within Level 1 that are observable for the asset or liability, either directly
{i.e. as prices) or indirectly [i.e. derived from prices}.

Level 3: Inputs for the asset or liability that are not based on observable market data (unobservable inputs].

These levels are specified in accordance with IFRS 13 "Fair Value Measurement’. Property valuations are inherently subjective as
they are made on the basis of assumptions made by the valuer which may not prove to be accurate. For these reasons, and consistent
with EPRA’s guidance, we have classified the valuations of our property portfolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘'unobservabie’ by IFRS 13 and these are analysed in a table on the following page. There were na transfers
between levels in the year.

During the current financial period, the Group adopted the new accounting standard iIFRS 16, Leases. The right-of-use asset recognised
on adoption is included within the investment and development property line. The carrying amount of right-of-use assets included within
the line is £67m. An adjustment 1s made to reflect the fact that separate lease Labilites are recognised on balance sheet in relation to
right-of-use assets.

The general risk envirenment in which the Group operates has heightened during the pertod, which is largely due to the continued level of
uncertainty of the future impact of the UK's exit from the EU, the outbreak of the Novet Coronavirus [Covid-19] and the significant deterioration
in the UK retail market and weaker investment markets. This environment could have a significant impact upon property valuations.

The Group's total property portfolio was valued by external valuers on the basis of fair value, in accordance with the RICS Valuation -
Professional Standards 2014, ninth edition, published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The outhreak of Covid-19, declared by the World Health Organization as a "Global Pardemic™ on 11 March 2020, has impacted global
financial markets. Travel restrictions have been implemented by many countries. Market activity is being impacted in many sectors
As at the valuation date, the external valuers consider that they can attach less weight to previous market evidence for comparison
purposes, to inform opinions of value. The current response to Covid-17 means that external valuers are faced with an unprecedented
set of circumstances on which to base a judgment. The valuations across alt asset classes are therefore reperted on the basis of
“material valuation uncertainty” as per VPS 3 and VPGA 10 of the RICS Red Book Global. Consequently, less certainty - and a higher
degree of caution - should be attached to the valuations provided than would normally be the case. The external valuers have
confirmed, the inclusion of the "material valuation uncertainty” declaration does not mean that valuations cannot be relied upon.
Rather, the phrase is used in order to be clear and transparent with all parties, in a professional manner that - in the current
extraordinary circumstances - tess certainty can be attached to valuations than would otherwise be the case. In light of this material
valuation uncertainty we have reviewed the ranges used In assessing the impact of changes in unobservable inputs on the fair value of
the Group's property portfolio. Whilst the property valuations reftect the external valuers’ assessment of the impact of Cowd-19 at the
valuation date, we consider +/-10% for ERV, +/-50bps for NEY and +/-10% for development costs to capture the increased uncertainty in
these key valuation assurmptions. The results of this analysis are detailed in the sensitivity tables on the following page.

There has been no change in the valuation methodology used for investment property as a result of Covid-19.

A provision of £17m (2018/19: £14m] has been made against lenant incentives and contracted rent uplift balances. The charge to the
income staterment 1n relaticn to write-cffs and provisions made against tenant lease incentives and guaranteed rents was £20m
[see Note 3],

The information provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed by the property
portfolio team, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the external auditors and also present
directly to the Audit Cormnmittee at the interim and year end review of results. Further details of the Audit Committee’s responsibilities in
relation to valuations can be found in the Repert of the Audit Committee on pages 108 to 113.

Investment properties, excluding properties held for development, are valued by adopting the ‘investment method’ of valuation.

This appreach involves applying capitalisation yields to current and future rental streams net of incorme veids arising from vacancies or
rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable property
and leasing transactions in the market using the valuers’ professional judgement and market observation. Other factors taken into
account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of ongeing developments, the approach applied is the residual method’ of valuation, which is the investment method of
valuation as described above, with a deduction for all costs necessary to complete the development, including a noticnal finance cost,
together with a further allowance for remaining risk. Properties held fer development are generally valued by adopting the higher of the
residual method of valuation, allowing for all associated risks, or the investment method of valuation for the existing asset.

Copies of the valuation certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Wakefield can be found at
www.britishland.com/reports.

A breakdown of valuations split between the Group and its share of joint ventures and funds is shown below:

2020 2019

Joint Joimt

ventures ventures
Group and funds Total Group and funds Total
£m £m £m Er £m £m
Knight Frank LLF 1,420 54 1,474 1,434 2,256 3,690
CBRE 2,097 183 2,280 2,675 231 2,906
Jones Lang LaSalle 1,348 765 2,113 1,889 1,099 2,988
Cushman & Wakefield 3,241 2,270 5,511 3030 19 3,049
Total property portfolio valuation 8,106 3,272 11,378 2,028 3,605 12,633
Non-controlling interests S (185) (35) (221) 1267 (50) 1317)
Total property portfolio valuation attributable to shareholders 7.921 3,236 11,157 8,761 3,555 12,316
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10 Property continued

Information about fair value measurements using unobservable inputs (Level 3] for the year ended 31 March 2020

ERV per sq ft

Equivalent yield

Costs to complete per sq ft

Fair value at

31 March 2020 Valuation Min Max Average Min Max  Average Min Max  Average

Investment £m technique £ £ £ % % % £ £ 3

Retail 3,128 Investment 2 87 21 4 1" 7 - 85 15
methodology

Officeg! 3,851 Investment 9 177 460 4 5 4 - 421 62
methodology

Canada Water 364 Investment 15 31 20 2 [ 4 - - -
methodology

Residential 70 Investment ki:] 38 38 4 4 4 - - -
methodology

Developments 660 Residual 48 62 55 4 5 4 - 367 220
methodology

Total 8,073 '

Trading properties 33

atfarvalye e

Group property 8,106

portfolio vatuation

1 Includes ocwner-occuped

Iinformation about fair value measurements using unobservable inputs {Level 3] for the year ended 31 March 2019

Fair value at ERV per =g ft Equivalent yield Custs to camplete per &g ft
31 March 2019 Waliat on Min Max Average Min Max Average M1 Max Average
Investment £ techmque r 3 % > £ 3 t
Retail 4,278 investment 2 87 24 4 10 ) - 37 b
methodology
Offices’ 3,769 Investment 8 145 58 4 5 4 - 465 53
rmethodaology
Canada Water 302 fnvestment 15 31 27 Z ) 4 - 1 -
rmethodalogy
Residential 43 Investment 38 38 38 4 4 4 - - -
methodology
Developments 520 Residual 47 63 55 4 5 4 - 334 278
S . methodology -
Total 8912
Trading properties 116
at fair value - o L
Group property 7,028

portfolio valuation

1 Includes owner-occupied

information about the impact of changes in unobservable inputs (Level 3] on the fair value of the Groug's progerty portfolio
including share of jaint ventures and funds for the year ended 31 March 2020

Fair value at

Impact on valuations

tmpact on valuations

Impact on valuations

31 March 2020 +10%ERY  -10%ERY  -50bpsNEY  +5Dbps NEY 210% costs  +10% costs
£m £m £m £m £m £m £m
Retail 3,848 297 (287) 322 (276) 4 14)
Offices! 5,800 553 (530) 878 (678) 26 {27
Canada Water 364 7 (7 8 (4] 136 {133)
Residential 99 2 2} 4 ] - -
Developments 1,046 129 (128) 198 (155) 19 191
Group property portfolio vatuation including share '
of joint ventures and funds 11,157 988 (954] 1,410 1,118) 185 (1831

1 Includes trading properties at fair value
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10 Property continued

Information about the impact of changes in unabservable inputs (Level 3] on the fair value of the Group’s property portfolio

including share of joint ventures and funds for the year ended 31 March 2019

|‘T'IPEL'. N vd.ualnns

Fair enlue at Ipars cnwaluat ars Impact o valuabiors

3 Marer 2516 +5%5 ERY ST ERV onps NEY +oibps NEY -0% costs +5% zosig

£ [l £ rm frm tm m

Retail 5,530 230 (220} 272 (257) - ~

Offices’ 5444 228 (207 361 (313) - -

Canada Water 303 4 (4) 5 (4] 31 130)

Residential 99 1 [t 2 (2] - -

Developments 940 48 (52) b4 {60] 26 (30
Group property portfolio valuation including share - T )

of joint ventures and funds 12,314 511 (484] 704 {630 57 (60]

1. Includes trading properties at fair value

All other factors being equal:

- a higher equivalent yield or discount rate would lead to a decrease in the valuation of an asset

- anincrease in the current or estimated future rental stream would have the effect of increasing the capital value

- anincrease in the costs to complete would lead to a decrease in the valuation of an asset

However, there are interrelationships between the unobservable inputs which are partially determined by market conditions, which

would impact on these changes.

Additional property disclosures - including covenant information
At 31 March 2020, the Group property portfolio valuation of £8,106m (2018/19: £9,028m} comprises freeholds of £4,139rn [2018/19:

£4,929m]; virtual freeholds of £1,050m (2018/19: £940m); long leaseholds of £2,822m [2018/19 £3,097m); and short leaseholds of £95m
[2018/19: £62m)]. The historical cost of properties was £5,981m (2018/19: £5,853mi.

The properly valuation does not include any investment properties held under leases [2018/19: £nill.

Cumulative interest capitalised against investment, development and trading properties amounts to €103m [2018/19: £99m)].

Properties valued at £961m (2018/19: £1,019m] were subject te a security interest and other properties of non-recourse companies

amounted to £772m [2018/19: £1,115m), totalling €1,733m [2078/19. €2,134m].

Included within the progerty valuation is £12m [2018/19: £28m in respect of accrued contracted rental uplift income. The balance arises
through the IFRS treatment of leases containing such arrangements, which requires the recognition of rental inceme on a straight-line
basis aver the lease term, with the difference between this and the cash receipt changing the carrying value of the property against

which revaluations are measured.

11 Joint ventures and funds

Summary movement for the year of the investments in joint ventures and funds

Joint ventures Funds Total Erjuty Loans Total
fm £rn £m £m [} £m
At 1 April 2019 2,330 230 2,560 2,112 448 2,540
Additions 256 3 259 7 252 259
Disposals (23] = (23] (22) (1] (23]
Share of profit on ordinary activities after taxation [179] (48] (227) (227) - (227
Distributions and dividends:
- Capital (131 (2] (133) (133) - (133]
- Revenue 164] i13) (77 (77) - (77]
Hedging and exchange movements (1) - Ll o - (1
At 31 March 2020 ] - 2188 170 2,358 1,659 699 2,358
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11 Joint ventures and funds continued

tiabilities of joint ventures and funds. Where necessary. these have been restated to the Gruup's accounting policies.

Joint ventures’ and funds’ summary financial statements for the year ended 31 March 2020

Broadgate MSC Property
REIT Intermedate WOSC Partners Lirmited
Ltd Houdings Lid Bartnership
Partners Euro Bluebell LLP Norges Bank Norges Bank
(GiC) Investrment Investment
Management Management
Preperty sector T T City Offices Shoppmgmes Offices
Broadgate Meadowhall - S
Group share - _k_  50% 50% 25% )
Surmmarised income statements £m £m £m
Revenueg® 203 103 4
Costs (78] (27] (1]
125 74 3
Administrative expenses 11} -
Net interest payable - (63) _130) -
Underlying Profit 51 46 3
Net valuation movement 204 [542] [3]
Capital financing costs® (12) - -
Profit {loss) on disposal of investment properties and investments _ ) - - - o
Profit [loss] on ordinary activities before taxation T 253 (494) -
Taxation ) - ~ -
Profit (loss) on ordinary actiiri_ties after taxation 253 _ 149¢4) - - .
Other comprehensive income i T - 12) - -
Total comprehensive income [expense] - =3 (£98] - -
British Land share of total comprehensive income lexpense) - 127 e - _
British Land share of distributions payable o N L 1 - -~
Summarised balance sheets
investment and trading properties 4,539 1,202 218
Current assets 28 8 3
Cash and depesits ] 209 20 4 o
Gross assets ; . 4,776 1,230 o \225\ -
Current liabibties BEEE T 130) [4)
Bank and securitised debt (1,368] (583] -
Loans from joint venture partners (850] (409) (217
Other non-current liabilities - 21 {4l
Gross liabilities o 12,336) (1,043) (225)
Eet assets ) T . - 2,440 187 -
British Land share of net assets less shareholder loans o ) 1,220 23 =

1. USS jaint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership.

2. Hercules Uit Trust joint ventures and sub-funds includes 50% of the resulls of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partnership and Valentine
Co-Ownership Trust and 41.25% of Birstall Co-Ownership Trust The balance sheet shows 50% of the assets of these joint ventures and sub-funds.

3. Included in the column headed ‘Other joint ventures and funds” are contributions trom the following. BL Goadman Lirnited Partnership, Bluebution Property Management UK
Limited, City of London Office Unit Trust and BL Sainsbury's Supersteres Limited and Pitlar Retail Europark Fund [PREF). The Group's awnership share of PREF 15 65%,
however as the Group 1s not able to exercise control aver significant decisions of the fund, the Group equity accounts for its interest in PREF

4. Revenue includes gross rental income at 100% share of £284m [2018/19- £310m]

5 Capital inancing casts of £32m n other joint ventures and funds relates to bond redemiption costs i a jaint venture wath Sainsbury's
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J55 Feorcues Lt Trust Gther Total
Tre Sourkizate L ted |Gt |GIME ventuTes 101Nt venty-ss Total Group share
Sartnership FEL R and sap-funds ang funds 2020 2020
Aviva Universities
Investors Superannuation
Scheme Group PLC o
Shopping Shopping Retail -
- _Centres Centres Parks L
50% _80% Various - o
m £€rr frm £m Em £m
18 14 3z g 383 191
(5) (5] i8] - (124) (62)
13 g 24 g 259 129
[1] - - (1] (3 )
) - - (2 (96) (49)
o - 1 9 24 6 180 79
{45] (49) [129) (5] (569) (284)
- - - {32 [44) (22)
- - 1 (2) m -
[34] (40] (104] o (23] (454) (227)
(34)  140) Mo4] (33} ~ 454) (227)
- - - . - [ (1)
(34) (40) (104) (33) l456) (228)
17) (20) (52] um (228)
] 6 4 13 136 180 ]
208 188 332 - 6,687 3,288
2 1 2 L4 24
5 é il 10 265 L
215 195 345 10 6,996 3,443
[4) @ (5] 3 171) (85)
- - - - (1,951) (975)
- {31] - (3] (1,510) (701)
{28 - - (53 (25]
(32) (34) (9] {6} (3,685) (1,786)
183 161 33 4 3311 1,657
91 80 171 2 1,657

The borrowings of joint ventures and funds and their subsidiaries are non-recourse to the Group. All joint ventures are incorporated in the United Kingdomn, with the exception
of Broadgate REIT Limited and the Eden Walk Shopping Centre Unit Trust which are incorporated in Jersey. OF the funds, the Hercules Uit Trust IHUT) joint ventures and
sub-funds are incorporated in Jersey.

These financial statements include the results and financial position of the Group's interest in the Fareham Property Partnership, the BL Goodrnan Lirited Partnership and the
Gibraltar Limited Partnership Accordingly, advantage has been taken of the exemptions provided by Requlation 7 of the Partnershio [Accounts] Regulations 2008 not to attach
the partnership accounts to these financial statements
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

The sumrmarnised Income statements and balance sheets below and on Lhe lullowing page show 100% of the results, assets and
Liabilities of joint ventures and funds. Where necessary, these have been restated to the Group's accounting policies.

Joint ventures’ and funds’ summary financial statements for the year ended 31 March 2019

Broadgate MSE Sroperty 3L Sanmsbury
REIT [mter-mediate Supersiores
_td Holdings Ltd Lid
Partners Eurc Bluebell LLP Norges Bank J Sainsbury plc
(GIC] Investment
Management )
Property sector City Offices  Shopping Centres Superstores
_Broadgate Meadowhall ]
Group share B 50% 50% 50%
Summarised income statements Em £ £m
Revenue* 194 102 37
Costs (60] (24] -
134 78 32
Administrative expenses (1 - -
Net interest payable 7 (32) [11]
Underlying Profit 42 46 21
Net valuation movement 17 (152) 1
Capital financing costs (37) - (3)
Profit {loss] on disposal of investment properties and investments o ) - (4]
Profit {loss] on ordinary activities hefore taxation 152 (106] 15
Taxation ) ] 4 - -
Profit [loss) on ordinary activities after taxation 156 (106) 15
Other comprehensive income ' 36 - -
Total comprehensive income [expense) ) 192 (1068) 15
British Land share of total comprehensive income [expensel 9% {93) 8
British Land share of distributions payabte ' 275 4 20
Summarised balance sheets Frn £m £m
Investment and trading properties 4,024 1.744 488
Current assets (1 4 4
Cash and deposits 219 31 40
Gross assets 4,242 1,779 532
Current liabilities (83 37 (22)
Bank and securitised debt [1,442) (612 (196
Loans from joint venture partners (479 [383] -
Other non-current liabilities - (20] -
Gross liabilities {2,004) (1,054) 1218}
Net assets ] 2,238 725 314
British Land share of net assets less sharehalder loans 1,119 363 157

T USS jointventures include the Eden Walk Shoppng Centre Unit Trust 2nd the Fareham Property Partnership

2. Hercutes Unit Trust joint ventures and sub-funds includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Lirnited Partnership and Valentine
Co-Ownership Trust and 41 25% of Birstall Co-Ownership Trust. The balance sheel shows 50% of the assets of these juint ventures and sub-funds.

3. Included in the column headed 'Other joint ventures and funds’ are contrnibutions fraom the following. BL Goodrmnan Limited Partnership, The Aldgate Place Lirmited
Partnership, Bluebutton Property Management UK Limited, City of L ondon Office Unit Trust and Pillar Retail Europark Fund IPREF]. The Group's ownership share of PREF is
£5%, however as the Group 1s not able to exercise control over significant decisions of the fund, the Group equity accounts for its interest in PREF,

4 Revenue includes gross rental income at 100% share of £310m {2017/18; £385m)
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Jos Hzreales Uaet Trust O:rer Total

Tae SouthGate Limited jrt ,oInt ventures it vsrtures Total Group share
Farirershig VEMILTES ar 1sub urds and funds 2019 201%
Aviva Universities
Investors Superannuation
Scheme Group PLC
Shopping Shopping Retall
Centras Centres Parks
50% 50% Various . L -
£ £ im fra £m £m
18 T4 33 - 393 196
[4] (5] (8 0] (102) {51]
14 g 25 (1] 291 145
- - (1} - (2) (11
(1 - (1} - (114} ) (58]
13 9 R B (1] 173 86
[25} [15) (52] (1) [127) {43)
- - (2} - (42} (21}
- - 17 5 4 3
(12) 6 (38) 3 B 8 5
B - - - - 4 2
(12} (6] (38] 3 12 7
B - T - - 36 18
- a2 B L] 3 48 ] 25
B Bl ) 2 T -
5 i 13 - - 321 -
L £m £ £m £m £m
257 238 456 - 7,202 3,601
1 1 [ 40 55 27
2 b 13 5 323 162
- 262 245 475 45 7,580 - 3,790
1) ! {11) o) (170] (85]
- - - - (2,250) {1,125)
- (301 - (6] (200) {450)
[28) - - 8 o (40) (z0]
[31] (34 ' (1] EI 13,3600 "~ 11,680
231 21  4b4 37 4,220 2,110
116 105 232 18 2,110 )

The borrowings of joint ventures and funds and their subsidiaries are non-recourse to the Group All joint ventures are incorporated in the Urited Kingdom, with the exception
of Broadgate REIT Lirnited and the Eden Walk Shopping Centre Unit Trust which are incorperated in Jersey Of the funds, the Hercules Unit Trust [HUT) joint vertures and
sub-funds are incorporated in Jersey and PREF in Luxernbourg.

These financal staterments include the results and financial position of the Group’s interest in the Fareham Property Partnership, the Aldgate Place Limited Partnership, the BL

Goodrman Limited Partnership and the Gibraltar Lirmited Partnership Accordingly, advantage has been taken of the exemptions prowded by Regulation 7 of the Partnership
lAccounts] Regulations 2008 nol ta attach the partnership accounts to these financial staternents
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

Operating cash flows of joint ventures and funds (Group share)

2020 019
£m £rn
Rental income received from tenants 131 160
Operating expenses paid to suppliers and employees (271 (23]
Cash generated from operations 104 137
interest paid (56} (70]
Interest received 1 1
UK corparation tax paid 12) 2]
Cash inflow from operating activities 47 L
Cash inflow from operating activities deployed as:
(Deficit] surptus cash retained within joint ventures and funds (2) 7
Revenue distributions per consolidated statement of cash flows 49 59
Revenue distributions split between controlling and non-controlling interests B
Attributable to non-controlling interests 2 3
Attributable to shareholders of the Company 47 56
12 Other investments
2020 2019
Fair value Fairvalue
through Amortised Intangible thraugh Amortised Intangible
profit or loss cost assets Total proft or loss 205t assets Total
£m £m £€m £m £m £ £ £m
At 1 April 114 5 10 129 112 28 10 150
Additions 4 2 4 10 - 8 4 12
Transfers / disposals - {4) - (4) - (27) - (27)
Revaluation ‘ (7} - - {n ? (4] - (2
Depreciation / amortisation - - (3) (3) - - (4) (4]
At31March o 3 1 125 114 10 129

Included within fair value through profit or loss is £93m [2018/19: £100m) comprising interests as a trust beneficiary. The trust's assets

comprise freehold reversions in a pool of commercial properties, comprising Sainsbury s superstores. [he interesl, categorised as

Level 3 in the fair value hierarchy, is subject to the same inputs as thase disclosed in Note 10, and its fair value was determined by the
Directors, supported by an external valuation. The remaining amounts included in the fair value through profit or loss relate to private
equity/venture capital investrments of £2m (2019/18: £nit) which are categorised as Level 3 in the fair value hierarchy and government
bonds of £16m (2018/19: £14m] which are classified as Level 1. The fair value of private equity/venture capital investments is determined

by the Directors.
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13 Debtors

2020 ER
£m £

Trade and other debtors 29 34
Prepayments and accrued income 10 g
Rental deposits ~ 17 14
i e 56 57

Trade and other debtors are shown after deducting a provision for bad and doubtful debts of £14m [2018/1% £4m). The provision for
doubtful debts is calculated as an expected credit loss on trace and other debtors in accordance with IFRS § (see Note 1), The charge to the
income statement in relation to write-offs and provisions made against doubtful debts was £8m (2018/19: £1m).

The expected credit loss is recognised on initial recognition of a debtor and is reassessed at each reporting period. In order to calculate
the expected credit loss, the Group applies a forward-tocking outlook to historic default rates. In the current reporting period. the
farward-locking autlook has considered the impacts of Covid-19. The historic default rates used are specific to how many days past due
a receivable is. Specific provisions are alse made in excess of the expacted credit loss where information is available to suggest that a
higher provision than the expected credit loss is required. In the current reporting period, an additional review of tenant debtors was
undertaken to assess recoverahility in light of the Covid-19 pandemic.

The Directors consider that the carrying smount of trade and other debtors is approximate to their fair value. There is no concentration
of credit risk with respect to trade debtors as the Group has & large number of customers who are paying their rent in advance. Further
details about the Group's credit risk management practices are disclosed in Note 17.

14 Creditors

2020 207
£m £r

Trade creditors 55 G4
Other taxation and social security 27 28
Accruals 89 82
Deferred income 58 71
Lease Liabilities 7 -
Rental deposits due to tenants 17 14
I ) 253 289

Trade creditors are interest-free and have settlement dates within one year. The Directors censider that the carrying amount of trade
and other creditors is approximate to their fair value.

15 Other non-current liabilities

2020 269
£m £m

Lease babilities 156 92
156 92

During the current financial period, the Group adopted the new accounting standard IFRS 14, Leases. The lease liabilities recognised as
aresult of IFRS 16 represent £40m of the total in the table above and £7m of lease liabilities disclosed in Note 14.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

146 Deferred tax
The movement on deferred tax is as shown below:

Deferred tax assets year ended 31 March 2020

1 April Debited to Credited 31 March
2019 income? to equity? 2020
£m £im £m £m
Interest rate and currency derivative revaluations 1 m - -
Other timing differences ) & (11 - 5
7 (2] - 5
Deferred tax Liabilities year ended 31 March 2020
£m £m £m £m
Property and investment revaluations j (6) - - (6]
— (6) - - (1
Net deferred tax liabilities ‘ 1 (2] - )
1 AT creditin respect of the deferred tax asset, credited to ncome, results from the change in the lix rate used ta calculate the deferred tax to 19% [2018/19: 17%]
2 Aflmdebit in respect of the deferred tax liability, debited 1o equity, results from the change in the lax rate used to calculate deferred tax to 19% [2018/19 17%).
Deferred tax assets year ended 31 March 2019
1 April Debited to Cregited 31 Marck
2018 ame to eguty 2019
fm £m £m £m
Interest rate and currency derivative revaluations 4 (3) - 1
Qther timing differences ) 7 [1] - 6
m (4] - 7
Deferred tax liabilities year ended 31 March 2019
m £m £m £
Property and investment revaluations B B (7) - ! té)
17) - 1 8]
Net deferred tax assets B ) ) 4 14) ] 1

The following corporation tax rates have been substantively enacted: 19% effective from 1 April 2017. The deferred lax assets and

liabilities have been calculated at the tax rate effective in the period that the tax s expected to crystallise.

The Group has recognised a deferred tax asset calculated at 19% (2018/19: 17%) of £4m [2018/19: £6m] in respect of capital losses from
previous years available for offset against future capital profit. Further unrecognised deferred tax assets in respect of capital losses of

£135m (2018/19: £123m) exist at 31 March 2020.

The Group has recognised deferred tax assets on derivative revaluations to the extent that future matching taxable profits are expected
to arise. At 31 March 2020, the Group had an unrecognised deferred tax asset calculated at 19% (2018/19: 17%] of £52m (2018/19: £49m)]

in respect of UK revenue tax losses from previous years.

Under the REIT regime, development properties which are sold within three years of completion do not benefit from tax exemption.
Al 31 March 2020, the value of such properties s £254m (2018/19: £148m] and if these properties were to be sold and no tax exemption

was available, the tax arising would be £21Tm (2018/19: £11m].
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17 Net debt

2020 2015
Tootrote £m e
Secured on the assets of the Group
5.264% First Mortgage Debenture Bonds 2035 375 368
5.0055% First Mortgage Amortising Debentures 2032 N 74
5.357% First Mortgage Debenture Bonds 2028 249 252
Bank loans 1 515 512
Loan notes - 2
1,230 1,228
Unsecured
5.50% Senior Notes 2027 - 29
4.635% Senior US Dollar Notes 2021 2 180 168
4.766% Senior US Dollar Notes 2023 Z 117 104
5.003% Senior US Dollar Notes 2026 P4 80 49
3.81% Senior Notes 2024 113 1M
3.97% Senior Notes 2024 115 13
0% Convertible Bond 2020 347 343
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 z 89 78
2.67% Senior Notes 2025 37 37
2.75% Semor Notes 2024 37 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 -
Bark loans and overdrafts 877 264
B T2,272 1803
Gross debt o 3 - 3,502 3.031
Interest rate and currency derivative tiabilities - 169 130
Interest rate and currency derivative assets [231) (154
Cash and short term deposits 4.5 [193) 242
Total net debt 3,247 2,765
Net debt attributable to non-controlling interests _ _ _ (107) {104]
Net debt attributable to shareholders of the Company 3,140 2.661
Armounts payable under leases [Notes 14 and 151 163 72
Total net debt (including lease liabilities) 3,410 2,857
Net debt attributable to non-controlling interests (including
lease liabilities) (112 (109)
Net debt attributable to shareholders of the Company
linciuding lease liabilitias) 3,298 2,748
1. These are non-recourse barrowings with ne recourse for repayment to other campanies or assets in the Group
2020 209
£m [
Hercules Unit Trust 515 512
T o 515 512

Z Principal and inferest on these borrowings were fully hedged into Sterling at a floating rate al the ime of 1ssue.
3 The pnncipal amount of gross debt at 31 March 2020 was £3,294m (2018/19: £2,881m} Included in this 1s the principal amount of secured borrowings and other borrowings of

non-recourse companies of £1,156m of which the barrowings of the partly-owned subsidiary, Hercules Urit Trust, not beneficially owned by the Group are £113m.
4 Included within cash and short term deposits 15 the cash and shont term deposits of Hercules Unit Trust, of which £6mos the propartion not beneficially owned by the Group.

3 Cash and deposits not subject to & security interest amount to £173m [2018/19 £228m).
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Netdebt continued
Maturity analysis of net debt

2020 2019
£m £m
Repayable: within one year and on demand 637 Q9
Between: one and two years 188 710
twa and five years 829 b44
five and ten years 1,141 808
ten and fifteen years 107 305
fifteen and twenty years 600 465
2,865 2932
Gross debt 3,502 3031
Interest rate and currency derivatives (62] [24)
Cash and short term deposits ] ) ] (193) (242)
Net debt ' 3247 2,765

0% Convertible bond 2015 [maturity 2020]

0In 9 June 2015, British Land (White] 2015 Limited [the 2015 Issuer], a wholiy-owned subsidiary of the Group, issued £350 million zero

coupon guaranteed convertible bonds due 2020 [the 2015 bonds] at par. The 2015 Issuer is fully guaranteed by the Company in respect
of the 2015 bonds.

Subject to their terms, the 2015 bonds are convertible into preference shares of the 2015 Issuer which are autornatically transferred to
the Company in exchange for ardinary shares in the Company or, at the Company’s election, any combination of ordinary shares and
cash. Bondholders may exercise their conversion right at any time up to but excluding the seventh dealing day before 9 June 2020 (the
maturity date], a bondhalder may convert at any time.

The initial exchange price was 1103.32p per ordinary share. The exchange price is adjusted based on certain events (such as the
Company paying dividends in any guarter above 3.418p per ordinary share), As at 31 March 2020 the exchange price was 975.0%p per
ordinary share.

From 30 June 2018, the Company has the option to redeem the 2015 bonds at par if the Company’s share price has traded above 130%
of the exchange price for a specified period, or at any time once 85% by nominal value of the 2015 bonds have been converted,
redeemed, or purchased and cancelled. The 2015 bonds will be redeermed at par on 9 June 2020 [the maturity date] if they have not
atready been converted, redeemed or purchased and canceiled.

The Group has the ability to repay these bonds via existing committed undrawn credit facilities.

Fair value and book value of net debt

2020 bk
Fair value Book value Difference Far valLe Boak value Difference
£m £m £m £m Err £m
Debentures and unsecured bonds 2,022 1,964 58 2.034 1,910 126
Convertible bonds 347 347 - 343 343 -
Bank debt and other floating rate debt 1,197 1,191 6 784 778 -
Grossdebt _ ' 3566 3502 64 3163 3.031 132
interest rate and currency derivative liabilities 149 169 - 130 130 -
interest rate and currency derivative assets (231) 1231) - (154) (154} -
Cash and short term deposits 1193) (193} - [242] (242} -
Net debt ' 33N 3,247 64 2,897 2,765 132
Nel debl attributable tc non-controlling interests o7 oy~ - (109) )
Net debt attributable to shareholders of the Company 3204 3,140 64 2,792 2,661 131

The fair values of debentures, unsecured bonds and the convertible bond have been established by obtaining quoted market prices
from brokers. The bank debt and other floating rate debt has been vatued assuming it could be renegotiated at contracted margins.
The derivatives have been valued by calculating the present value of expected future cash flows, using appropriate market discount rates,
by an independent treasury adviser.

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value is
eguivalent to the book value. The fair value hierarchy level of debt held at amortised cost is level 2 (as defined in Note 10).
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17 Net debt continued

Group loan to vatue (LTV)

2020 2015

Em :_f":

Group loan to value [LTV) ) - 28.9% 22.2%
Principal amount of gross debt 3,294 2,881
Less debt attributable to non-controlling interests 113) {112
Less cash and short term deposits [balance sheet) (193) (242]
Plus cash attrbutable to non-controlling interests ) ] g9
Total net debt for LTV calculation o 2,994 2536
Group praperty partfolio valuation (Note 10] - T 8106 9,028
Investments in joint ventures and funds (Note 11] 2,358 2,560
Other investments and property, plant and equipment [balance sheet) 131 151
Less property and investments attributable to non-controlling interests - 1221) (317]
Total assets for LTV calculation - _ . 10,374 11,422
Proportionally consolidated toan to value [LTV)

2020 2018

£m £ra

Proportionally consolidated lean to vatue (LTV] L . 34.0% 28.1%
Principal amount of gross debt 4,27 4,007
Less debt attributable to non-controlling interests (113) [112]
Less cash and short term deposits (322) (402
Plus cash attributable to non-caontrolling interests _ 6 9
Total net debt for proportional LTV calculation B . a g,_842 3,502
Group property portfolio valuation [Note 10) o 8,106 9,028
Share of property of joint ventures and funds [Note 10) 3,272 3,405
Other investments and property, plant and equipment [balance sheet) 131 151
Less property attributable to nan-controlling interests (221 (317)
Total assets for proportional LTV caleulation i 11,288 12,447
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Net debt continued

British Land Unsecured Financial Covenants
The two financial covenants applicable to the Group unsecured debt including convertible bonds are shown below:

2020 FORE
£m £
Net Borrowings not to exceed 175% of Adjusted Capital and Reserves ) _ 40% 9%
Principal amount of gross debt 3,294 2,881
Less the relevant proportion of borrowings of the partly-owned subsidiary/non-controlling interests (113] (112
Less cash and deposits [batance sheet) 1193) (242]
Plus the relevant proportion of cash and deposits of the partly-owned subsidiary/non-controlling interests 6 9
Net Borrowings ' 2,994 2,536
Share capital and reserves [balance sheet] ) 7,147 8,689
EPRA dafarred tav adjustrment [FPRA Tahle A} 6 5
Trading property surpluses [EPRA Table Al 13 29
Exceptional refinancing charges [see below] 199 216
Fair value adjustments of financial instruments [EPRA Table A] 141 113
Less reserves atiributable to non-controlling interests (balance sheet) - (112) i211)
Adjusted Capitai and Reserves ] ] o ] 7394 8384 '

In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there is an adjustment of
£199m [2018/19: £216m) to reflect the cumulative pet amortised exceptional iterns relating to the refinancings in the years ended
31 March 2005, 2006 and 2007.

zuczu ane
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets 30% 21%
Principal amount of gross debt 3,294 2,881
Less cash and depesits not subject to a security interest (being £173m (ess the relevant proportion of cash and deposits

of the partly-owned subsidiary/non-controlling interests of £4m) (169] (221)
Less principal amount of secured and nen-recourse borrowings . {1,156] (1,158]
Net Unsecured Borrowings 7 R T ) 1,969 1502
Group property portfolio valuaticn (Note 10) - 8106 9028
investments in joint ventures and funds (Note 11] 2,358 2.560
Other investments and property, plant and equipment [balance sheetl 131 151
Less investrents in joint ventures (2,358) {2,560]
Less encumbered assets [Note 10) B (1,733 (2.134)
Unencumbered Assets - ' . 6504 7045
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17 Net debt continued

Reconciliation of movement in Group net debt for the year ended 31 March 2020

Arrangement
Fareign costs
2019 Cash flows Transfers? exchange Fair value amartisation 2020
£m £m £m £m £m £m £m
Short term borrowings o9 (121) 637 - 22 - 437
Long term berrowings 2,932 507 1637) 21 37 5 2,855
Derwatwes' [24) 4 - 2y o2 - 162)
Total liabilities frarm financing activities- 3,007 390 - - 38 5 3,440
Cash and cash equivalents (242) 49 -~ - == 193)
Net debt _______ 2,765 439 - - 38 5 3,247
Reconciliation of movement in Group net debt for the year ended 31 March 2019
Arrargement
Foreign cosls
2018 Cauh flows Transfers® oxchange Fair value amcrtisation 2013
Err £m £mn £ £rr £ £mr

Short term borrowings 27 {2%) 99 (2) - - 99
Long term borrowings 3,10 (105} (99) (22} 53 A 2,932
Derivatives? S 23 (2) - 24 (69) - (24}
Total liahilities from financing activities? 3181 (132] - - [16] 4 3,007
Cash and cash equivalents [105] (137] - == (242]
Netdent 3,046 (269] - - [16) 42765
1. Cach flows on dervatives imclude £17m of net receipts on derwative interest
2. Cash flows on dervatives include £17m of net receipts on derwative interest
3 Transfers comprises debt maturing from long term to short term borrowings.
4. Cash llows of £3%0m shown above represents net cash flows on capital payments in respect of interest rate dervative of £14m, decrease in bank and other borrowings of

£189m and drawdowns on bank and other borrowings of £574m shown in the consalidated staternent of cash flows, along with £17m of net receipts on dervative interest.
5. Cash flows of £132m shown abave represents net cash flows on interest rate dervative closecuts of E19m, decrease in bank and other borrowings of £576rm and
drawdowns on bank and ather berrowings of £446m shawn in the consclidated statement of cash flows, along wath £17m of net receipts on derivative interest.

Fair value hierarchy

The table below provides an analysis of financial instruments carried at fair value, by the valuation method. The fair value hierarchy
levels are defined in Note 10,

2020 2019

Level 1 Level 2 Level 3 Total Level | Level 2 Level 3 Total

£m £m £m £m fm frr £m £

Interest rate and currency derivative assets - 1231) - (231) - {154) - (154)
Other investments - fair value through profit

or loss {Note 12) 18] - (95) (111) [14) - (100) (114)

Assets - el (230 95t [342) [14) (154) ) (100) (268)

Interest rate and currency derivative liabilities - 169 - 169 - 130 - 130

Convertible bonds 347 - - 347 343 - - 343

Liabilities 347 169 - 516 343 130 - 473

Total 3N (62) (95} 174 3 {24) (100] 205
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Notes to the accounts continued

17 Net debt continued

Categories of financial instruments

2020 7019
£m £m
Financial assets
Amortised cost
Cash and short term deposits 193 242
Trade and other debtors [Note 13) 4b 48
Other investments [Note 12) 3 5
Fair value through profit or loss
Derivatives in designated fair value hedge accounting retationships!” 209 148
Derivatives not in designated hedge accounting relationships 22 4
Other investments {Note 12) ; _ m 14
' ' 584 563
Financial \iabilities
Amortised cost
Creditors (180) (208)
Gross debt (3,155} (2.688)
Lease liabilities (Notes 14 and 15) (163) (92
Fair value through profit or loss
Derivatives not In designated accounting relationships (167} [126)
Convertible bond (347) (343]
Fair value through other comprehensive income
Derivatives in designated cash flow hedge accounting relationships’” 2) (4]
i ' o ' (4,014] [3461)
Total ) ' ' T (34301 (2898)

1. Denwative assets and Liabilties in designated hedge accounting relationships sit within the derwative assets and derivative labilities balances of the consolidated
balance sheet.

2 The fair value of derwative assets In designated hedge accounting relationships represents the accumulated amount ol fair value hedge adjustments on hedged items

Gains and losses on financial Instruments, as classed above, are disclosed in Note 6 [net financing costs), Note 13 [debtors),

the consolidated income statement and the consolidated slaleimenl ul cuompiehensive income. The Directors consider that the

carrying armounts of other investments and head leases payable are approximate to their fair value, and that the carrying amounts

are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the equity holders of The British Land Coempany PLC,
comprising issued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 78 to 87. The Group's objectives, policies and processes for managing debt are set outin the Financial
policies and principles on pages 75 to 77.

Interest rate risk management

The Group uses interest rate swaps and caps to hedge exposure to the variability in cash flows on floating rate debt, such as revalving
bank facilities, caused by movements in market rates of interest. The Group's objectives and processes for managing interest rate risk
are set out in the Financial policies and principles on pages 7510 77.

At 31 March 2020, the fair value of these derivatives is a net Liability of £166m. Interest rate swaps with a fair value of [£2m] have been
designated as cash flow hedges under [FRS 9.

The ineffectiveness recognised in the income statament on cash flow hedges in the year ended 31 March 2020 was £nil [2018/19: £nil).
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17 Net debt continued

The cash flows occur and are charged to profit and loss until the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March 2020.

Variable rate debt hedged

2020 29
£m im

Outstanding:  at one year 855 1,135
at two years 1,005 1,005

at five years 250 Zh0

at ten years o 250 230

Fair value hedged debt

The Group uses interest rate swaps to hedge exposure on fixed rate financial labilities caused by movements in market rates
of interest.

At 31 March 2020, the fair value of these derwatives is a net asset of £228m. Interest rate swaps with a fair value of £209m have been
designated as fair value hedges under IFRS 9 [2018/19: asset of £148m).

The cross currency swaps of the 2021/2023/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
floating rate of 142 basis points above LIBOR. These have been designated as fair value hedges of the US Private Placements.

Interest rate profitle - including effect of derivatives

2020 2013

£m Im

Fixed or capped rate 2,317 2,222
Variable rate [net of cash] 930 543
' I o 3,247 2765

All the debt is effectively Sterling denominated except for £5m of USD debt of which £5m is at a variable rate [2018/19: £1m].

At 31 March 2020 the weaighted average interest rate of the Sterling fixed rate debt is 3.2% (2018/19: 3.4%} The weighted average period
for which the rate is fixed is 8.0 years [2018/19: 8.9 years|. The floating rate debt is set for periods of the Company’s choosing at the
relevant LIBOR [(or similar] rate.

Proportionally consolidated net debt at fixed or capped rates of interest

2020 019
Spot basis 81% 87%
Average over next five-year forecast period 75% 63%
Sensitivity table - market rate movements
2020 200

Increase Decrease Increase Decrease
Moverment in interest rates [bps)! 58 (58) 28 185)
Impact on undertying annual profit [Em) "2 15 (%) 9
Mavement in medium and long term swap rates (bps)’ 173 (173} 173 (173)
Impact on cash flow hedge and non-hedge accounted derivative
valuations [Erm) 106 81) 65 [62]
Impact on convertible bond valuations [£m]* 1 (1 7 (7

1 The maovernent used far sensitiaty analysis represents the largest annual change i the three-month Sterling LIBOR over the last ten years This assumes LIBOR doesn't fall
below D%.

2 This movement used for sensitivity analysis represents the largest annuai change in the seven-year Sterling swap rate over the last ten years.

3 The 0% 2015 Convertible Bond is designated as fair value through profit or loss, Principal components of the market value of this bond include British Land's share price
volatility and market inlerest rates
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17 Net debt continued

Foreign currency risk management

The Group’'s policy is to have no material unhedged net assets or lisbilities deneminated in foreign currencies. The currency risk on
overseas investrments is hedged via foreign currency denominated borrowings and derivatives. The Group has adopted net investment
hedging in accordance with IFRS 9 and therefare the portion of the gain or loss on the hedging instrument that is determined to be an
effective hedge is recognised directly in equity. The ineffective portion of the gain or loss on the hedging instrument is recognised
immediately in the income statement.

The table below shows the carrying amounts of the Group's foreign currency denaminated assets and liabilities. Provided contingent tax
on overseas investments is not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2020 position a 27%
appreciation (largest annual change over the last ten years) in the USD relative to Sterling would resutt in a £nil change (2018/19: £nill in
reported profits.

Assels Liabilities

2020 2019 2020 2017

£€m tm £m £
Eurc denominated _ _ - = 3 - S
USD denominated ) ] 4 - 5 T

Credit risk management

The Group's approach to credit risk management of counterparties is referred to in Financial policies and principles on pages 75 to 77
and the risks addressed within Managing risk in delivering our strategy on pages 78 to 87. The carrying amount of financial assets
recorded in the financial statements represents the Group’s maximum exposure to credit risk without taking account of the vatue of any
collateral obtained.

Banks and financial institutions:

Cash and short term deposits at 31 March 2020 amounted to £193m [2018/19: £242m]. Deposits and interest rate deposits were placed
with fimancial institutions with BBB+ or better credit ratings.

At 31 March 2020, the fair value of all interest rate dervative assets was £231m [2018/19: £154m).

At 31 March 2020, prior to taking into account any offset arrangements, the largest combined credit exposure to a single counterparty
arising from money market deposits, Liguid investments and derivatives was £94m (2018/19: €68m]. This represents 0.8% (2018/19:
0.6%] of gross assets,

The deposit exposures are with UK banks and UK branches of international banks.
Trade receivables:

Trade receivables are shown in the balance sheet net of expected credit losses made for irrecoverable debtors. Expected credit losses
are calculated on initial recognition of trade recevables in accordance with IFRS 2. taking into account historic and ferward-looking
information. See Note 13 for further details.

Liquidity risk management

The Group's approach to liguidity risk management is discussed in Financial policies and principles on pages 75 to 77, and the risks
addressed within Managing risk in delivering our strategy on pages 78 to 87.

The following table presents a maturity profile of the contracted undiscounted cash flows of financial liabilities based on the earliest
date on which the Group can be required to pay. The table includes both interest and principal flows. Where the interest payable is not
fixed, the amount disclosed has been determined by reference to the projected interest rates implied by yield curves at the reporting
date. For derivative financial instruments that settle on a net basis [e.g. interest rate swaps} the undiscounted net cash flows are shown
and for derivatives that reguire gross settlement fe.g. cross currency swapsl the undiscounted gross cash flows are presanted. Where
payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet date is used. Trade creditors and
amounts owed to joint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its financial liabilities through the various available liquidity sources, including a secure rental income
profile, asset sales, undrawn cornmitted borrowing facilities and, in the lenger term, debt refinancings.

The future aggregate minimum rentals receivable under non-cancetlable operating leases are showrn in the table on the following page.
Inceme from joint ventures and funds is not included on the following page. Additional liquidity will anise from letting space in properties
under construction as well as from distributions received from joint ventures and funds.
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17 Net debt continued

Liquidity risk management continued

2020
Within Following Three ta Over five
one year year five years years Total
£m tm £m £m £m
Debt’ 638 179 581 1,980 3,378
Interest on debt g0 81 215 356 742
Dervative payments 11 156 132 258 557
Lease Liability payments o . 11 10 25 465 511
Total payments - B 750 426 953 3,059 5,188
Derivative receipts L (31) (207) (79} 93l ts10
Net payment } 719 219 774 2,866 4,578
Operating leases with tenants - 406 342 724 911 2,383
Liguidity (deficit) surplus o (3130 123 (501  (1,9551 (2,195
Cumulative liquidity deficit B 1313) (1%0] (2401 (2,195)
219
Within Fo!low ng Three to Over five
one year year twe years Years “atal
£rn £m fm £m £m

Debt! 100 703 635 1,505 2,943
Interest on debt 89 84 212 386 77
Dervative payments 11 13 267 243 534
Head lease payments 3 3 9 382 397
Total payments S 203 803 1,123 2516 4,645
Dervative receipts (26 (27) 1334] (180) (5671
Net payment - 177 776 789 233 4078
Operating leases with tenants 413 387 876 1.307 2,983
Liquidity surplus [deficit] 236 (389) 87 (1.029] (1,095
Cumulative liquidity surplus (deficit) 236 [153] (66 (1,095

1 Gross debt of £3,502m (2018/19: £3,031m] represents the total of £3,378m [2018/19: £2,943m), less unamartsed issue costs of £10m [2018/19: £12m, plus fair value
adjustments ta debt of £134m [2018/19 £100m)

Any short term liquidity gap between the net payments reguired and the rentals recewable can be met through other liquidity sources

available to the Group, such as committed undrawn borrowing facilities, The Group currently holds cash and short term deposiis of

£193m of which £173m is not subject to a security interest [see footnote 5 to net debt table on page 177. Further liguidity can be

achieved through sales of property assets or investments and debt refinancings.

The Group's property portfelio is valued externally at £8,106m and the share of joint ventures and funds’ property I1s valued at £3,288m.
The committed undrawn borrowing facilities available to the Group are a further source of liguidity. The maturity profile of committed
undrawn borrowing facilities 1s shown below.

Maturity of committed undrawn borrowing facilities

2020 2019
£m £
Maturity date: over five years 50 279
between four and five years 1,046 832
___ between three and four years o ] - Bl
Total facitities available for more than three years R o o 1,096 1,193
Between two and three years 20 435
Between one and two years - -
Within one year - -
Total - - 1,116 1,628

The above facilities are comprised of British Land undrawn facilities of £1,096m plus undrawn facilities of Hercules Unit Trust
totalling £20m.
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18 Leasing

Operating leases with tenants

The Group leases out all of its investment properties under operating leases with a weighted average lease length of six years [2018/19:
six years). The future aggregate minimum rentals recenable under non-cancellable operating leases are as follows:

2020 2019
£m £m
Less than one year 406 413
Between one and two years 342 387
Between three and five years 724 876
Between six and ten vears 638 792
Between eleven and fifteen years 192 314
Between sixteen and twenty years 52 111
After twenty years ) ] 29 90
Total ' 2,383 2,983

Lease commitments
The table below reconciles the difference between the presentation of operating leases under IAS 17 and IFRS 16 as at 31 March 2019.

Operating lease cammitrments as at 31 March 2019 58
Discounted using the incremental borrowing rate at the date of initial application 55
Add: finance lease liabilities recognised as at 31 March 2019 i o 92

Lease liability recognised at 1 Aprit 2019 167

The Group's leasehold investment properties are typically under non-renewable leases without significant restrictions. Lease liabilities
are payable as follows; no contingent rents were payable in either period. The lease payments mainly relate to head leases where the
Group does not own the freehold of a property. The lease payments frarm the year ending 31 March 2020 also include short term teases
relating toc management agreernents between the Group and the Broadgate JV, which are in substance lease agreements, as well as
some immaterial property leases the Group holds as lessee.

2020 2019
Mtmmum Mir rean
lease lease
paymens L sy Pripal Brayt il Intere st Principo
£m £m £m frm tm £n
British Land Group
Less than one year 11 4 7 3 3 -
Between one and two years 10 4 & 3 3 -
Between two and five years 25 12 13 g g -
More than five years ) 465 328 137 382 290 92
Total _ ' ' 511 348 163 397 35 92
| ass future finance charges o (3481 ~  [305] o
Present value of lease obligations 163 92 o
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19 Dividends
As announced on 26 March 2020, the Board deems it prudent to temporarily suspend future dividend payments, including the third
interim and final dividend that were due for payment in May and August respectively.

A REIT is required to pay Progerty Income Distributions {PIDs} of at least 90% of the taxable profits from its UK property rental business
within twelve months of the end of each accounting period and we are discussing an extension to this deadline with HMRC. While we
intend to pay the required PID amount within the agreed extended dezdline, we have agreed with HMRC that any underpayment of the
PID required would instead be subject to corporation tax at 19% provided that it arises as a conseguence of Covid-19. The Group
comfartably passes atl other REIT tests and intends to remain a REIT for the foreseeabte future.

PID dividends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate (currently 20%), where appropriate.
Certain classes of sharehalders may be able to elect to receive dividends gross. Please refer to our website www.britishland com/dividends
for details.

Pence per 2020 Z0ie
Payment date Dividend chare £m frm
Current year dividends
07.02.2020 2020 2nd interim 7.9825 74
08.11.201% 2020 1st interim 7 9825 74

1597
Prior year dividends
02.08.201% 2019 4th interim 7.75 73
03.05.201% 2019 3rd interim 7.75 74
08.02.201% 2019 2nd interim 7.75 74
09.11.2018 2019 1stinterim 7.75 74
3100
03.08.2018 2018 4th interim 7.52 74
04.052018 2018 3rd interim 7.52 74
Dwvidends in consolidated staterment 7 -
of changes in equity 295 298
Dividends setlled in shares ) ) - =
Dividends settled in cash - o 295 298
Timing difference relating to payment
of withholding tax - -
Diwidends in cash flow statement - N 295 7298
1. Dwidend sphit half PID, half non-PID
20 Share capital and reserves
2020 278

Number of ordinary shares in issue at 1 Apnit 940,589,072 993,857,125
Share issues 1,144,135 404,377
Repurchased and cancelled 123,795,1100  (33.672.430)
At 31 March - 937,938,097 960,589,072

Of the issued 25p ordinary shares, 7,376 shares were held in the ESOP trust (2018/19: 7,376), 11,266,245 shares were held as treasury
shares [2018/19: 11,2646,245) and 926,664,476 shares were in free issue {2018/19: 949,315,451). No treasury shares were acquired by the
ESOP trust during the year. All issued shares are fully paid. In the year ended 31 March 2020 the Company repurchased and cancelled
23,795,110 ordinary shares at a weighted average price of 525p.

Hedging and translation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow and
foreign currency hedging instrurnents, as well as all foreign exchange differences arising from the translation of the financial
statements of foreign operations. The foreign exchange differences also include the translation of the liabilities that hedge the
Company’s net investment in a foreign subsidiary.

Revaluation reserve
The revaluation reserve relates to owner-cccupied properties and investments in joint ventures and funds.
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20 Share capital and reserves continued

Merger reserve

This comprises the premium on the share placing in March 2013. No share premium is recorded in the Company's financial
staterments, through the operation of the merger relief provisions of the Companies Act 2006,

At 31 March 2020, options over 3,949,662 ordinary shares were outstanding under employee share option plans. The options had a
weighted average life of 5.9 years. Details of outstanding share sptions and shares awarded to empleyees including Fxecutive Directors
are set out below and on the following page:

Exercise dates

At 1 April Vested but Exercised/ At 31 March Exeruse

Date of grant 2019 Granted nat exercised Vested Lapscd 2020 price [pencel From To
Share options Sharesave Scheme
23.06.14 77.810 - - [11.461) (66,349 - 574.00 01.0919  01.0320
22.06.15 516 - - - (514] - $97.00 010918  01.03.19
22,0615 11,404 - - - [6.025) 5,379 697.00 010920 01.032
200616 31,570 - - - {28,610} 2,960 608.00 01.09.19  01.03.20
20.06.16 18,747 - - - (7.399) 11,348 608.00 010921 01.0322
210617 200,355 - - (2,854] (85.002] 112,499 508.00 010920  01.03.21
21.0617 67,843 - - [4,133) (42 513) 21,197 508.00 010922 01.03.23
29 06.18 112,254 - - i536] (54,786 56,932 549.00 010921 01.03.22
29.06.18 41,135 - - 1691} {26,576 33,928 549 00 010923  01.0324
18.06.19 - 301,744 - - (17.042) 284,702 435.00 010922 010323
18.06.19 - 156,803 - {689) {11,034) 145,080 435.00 01.09.24  01.03.25

. _ 581634 _ 488547 - [20364] [345792) 674025 . _
Long Term Incentive Plan - options vested, not exercised
29.06.09 2,582 - - - (2,582 - 387.00 29.0612 260919
211209 56,938 - - [13,497) [43.441) - 444.00 211202 211219
11.06.10 1,112,008 - - [1,077.750) - 34,258 447.00 110613 110620
14.12.10 40,576 - - (676) (7,047) 32,853 510.00 141213 141220
280611 799,302 - - (1,912 (2,191} 795,199 575.00 28.06.14  28.06.21
19.12.11 53,848 - - (2,438 [2,793] 48,617 451.00 191214 191221
14.09.12 809,583 - - {1,152) (9.628) 798,803 538.00 140915 14.09.22
20,1212 46,763 - - (4,340 {3.410] 39,013 563.00 201215 201222
05.08.13 194,410 - - - (14,140) 180,250 601.00 05.08.16  05.08.23
051213 155,210 - - - [21,6432) 133,578 400.00 05.12.16  05.12.23
280617 26,540 - 69,677 - - 96,212 61717 28.06.20  78.0627
. 3,297,760 - 69,672 11101765 _[106.884) 2,158,783 .
Long Term Incentive Plan - unvested options
220616 1,214,693 - - - [1214,693) - 720.50 220619 220626
28.06.17 1,130,121 - - [69,672) (27,537) 1,032,912 617.17 280620 280627
26.06.18 B 83942 - - - ~ 83,942 681.40 260621 260628
_ 2.428,756 - — (89,672 [1,242,230] 1,116,854 ,
Total 6308150 458547 65.672 [1.191.801] [1.694.906) 3,949,662 o -
Weighted average exercise ' ' ' ’ T
price of options [pepcel - 582 435 617 459 576 563
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20 Share capital and reserves continued

Share price
AT Apr Exeroised! At31 March st grart vale
Date of grant e Granted Vested Lapsea z0z¢ ipence] Vestiry dale
Performance Shares Long Term Incentive Plan
220618 1.071.555 - - [1.071,555] - 73050  22.06.19
280617 1,716,702 - - (58,993) 1,657,709 61717 28.06.20
260618 1,053,360 - - {16,970 1,036,370 681.40 260621
230719 - 1079539 - (38,951 1,040,588 23560  23.07.29
- 3841617 1.079.539 - (1,786,489) 3,734,667
Restricted Share Plan
260618 627982 - - (37.811) 590,171 68140 260621
19.06.19 - B23,742 - [61.465) 762,293
- ) 627,982 823,762 - [99.280) 1,352,464 _
Matching Share Plan
29.06.16 293732 - - (293,737 - 60400  26.06.19
293732 - - [293,732) - o
Total £,763331 1,903,301 - [1,579.501) 5,087,131
Weighted average price of shares [pénce] 665 537 - 689 609

21 Segment information

The Group allocates resources to investment and asset management according to the sectors it expects to perform over the medium
term. Its three principal sectors are Offices, Retail and Canada Water. The Retail sector includes leisure, as this is often incorporated
into Retail schemes. The Other/unallocated sector includes residential properties.

The relavant gross rental income, net rental income, operating result and property assets, being the measures of segment revenue,
segrent result and segment assats used by the management of the business, are set out on the following page. Management reviews
the performance of the business principally on a proportionally consolidated basis, which includes the Group’s share of joint ventures
and funds on a line-by-line basis and excludes non-controlling interests in the Group's subsidiaries. The chief operating decision maker

for the purpose of segment information is the Executive Committee.

Gross rental income is derived from the rental of buildings. Operating result is the net of net rental income, fee income and
administrative expenses. No customer exceeded 10% of the Group's revenues in either year.
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21 Segment information continued

Segment result

Off ree Retail Canada Water Otherfunal.ocated “otat
2020 2019 2020 2619 2020 2019 2020 2019 2020 w19
£m im £m fm £m i £m £rr £m £rm
Gross rental income
British Land Group 166 150 236 260 ? g 4 4 415 423
Share of joint ventures and
funds 71 70 7 83 - - 142 153
Total ' 237 220 307 343 4 4 557 576
Net rental income
British Land Group 145 139 189 238 B 9 4 4 346 390
Share of joint ventures and
funds &3 bé 66 76 - - - - 129 142
Total 208 205 255 314 8 9 4 4 475 532
Operating result
British Land Group 144 132 193 235 3 4 (42) (42) 300 329
Share of joint ventures and
funds 57 61 60 7 - - - - 117 132
Total " 203 193 253 306 4 1423 [42] 7 4sT
2020 2019
Reconciliation to Underlying Profit m £rm
Operating result 417 461
Net financing costs 111] (127]
Underlying Profit B ) 306 340
Reconciliation to loss on ordinary activities before taxation .
Underlying Profit C ’ 306 340
Caprtal and other {1,434} [671)
Underlying Profit attributable to non-cantrolling interests 12 12
Loss on ordinary activities before taxation ) } 1,116 (319)
Reconciliation to Group revenue ]
Gross rental income per operating segment result 557 876
Less share of gross rental income of joint ventures and funds 142) (153)
Plus share of gross rental income attributable to non-controlling interests 18 16
Gross rental income [Note 3| 433 439
Trading property sales proceeds 87 350
Service charge income b4 76
Management and performance fees [from joint ventures and funds) 8 7
Other fees and commissians 21 32
Revenue (consolidated income statement] 613 904

A reconciliation between net financing costs in the consolidated income statement and net financing costs of £111m (2018/19: £121m)
N the segmental disclosures above can be found within Table A in the supplementary disclosures. Of the total revenues above,

£nil (2018/19: £nil) was derived from outside the UK.
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21 Segment information continued

Segment assets
Miices EET Canaca Wato- L catoc “ola
202p 019 2020 019 2020 29 2020 207 2020 iy
£m ‘e £m frr £m £rye £m i £m o
Property assets
British Land Group 4,470 4,296 2,960 4,053 364 303 147 109 7,941 8,781
Share of joint ventures and
funds 2,323 2,012 913 1,524 - - - 19 3,236 3,555
Total 6793 6308 3873 5577 364 303 147 178 1,177 1231
Reconciliation to net assets
2020 i
British Land Group €m £
Property assets 11,177 12,316
Other non-current assets 131 151
Non-current assets S o 11,308 12487
Other net current Liabiities [241) (297
Adjusted net debt (3,854]  (3.521]
Other nan-current liabilities o - -
EPRA net assets (diluted) ' 7,213 8649
Non-controlling interests 112 217
EPRA adjustments (178i 171
Net assets N - - 7047 5.68%

22 Capital commitments

The aggregate capital commitments to purchase, construct or develop investment property, for repairs, maintenance or enhancements,

or for the purchase cf investments which are contracted for but not provided, are set out below:

2020 20

£m £m

British Land and subsidiaries 72 177
Share of joint ventures 56 M
Share of funds - i
) o o 128 289

23 Related party transactions

Details of transacticns with joint ventures and funds are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
management fees of £8m [2018/19: £6m)]. Details of Directors’ remuneration are given in the Remuneration Report on pages 118 to 133
Details of transacticns with key management persennel are provided in Note 8. Details of transactions with The British Land Group of

Companies Pension Scheme, and other smaller pensicn schemes, are given in Note 9.
24 Contingent liabilities

Group, joint ventures and funds

The Group, Joint ventures and funds have contingent liabilities in respect of legal claims, guarantees and warranties arising in the

ordinary course of business. It is not anticipated that any material liablities will arise from these contingant liabilities.

AREIT is required to pay Property Incorme Distributions [PIDs] of at least 90% of the taxable profits fromits UK preperty rental business
within twelve months of the end of each accounting period. Following the temporary suspension of future dividends to best ensure we
can effectively support our custamers wha are hardest hit and protect the long term value of the business as a result of Cowid-19, we
are discussing an extension te this deadline with HMRC. Whilst we intend tc pay the required PID amount within the agreed extended
deadline, we have agreed with HMRC that any underpayment of the FID required would instead be subject to corporation tax at 19%
provided that it arises as a consequence of Covid-19. A total of £37m of corporation tax would be due by 31 March 2021 if no further FIDs

were paid by this date in respect of the year to 31 March 2020 and ne extension is agreed.
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25 Subsidiaries with material non-controlling interests

Set gut below 1s summarised financial information for each subsidiary that has non-controlling interests that are material to the Group.
the information below i1s the amount before intercompany eliminalions and represents the consolidated results of the Hercules Unit

Trust group.

Summarised income statement for the year ended 31 March

Hercyles Uit Trust

2020 e
o £m £m
Loss on ordinary activities after taxation [366) (122)
Attributable to non-controlling interests . (87 1291
Attributable to the shareholders of the Company ) (279) 93]

Summarised balance sheet as at 31 March

Hercules Uit Trust

2020 2019
£m £rn
Total assets 1,002 1,415
Total liabilities 1564) (561]
Net assets } 438 854
Noh-controlling interests ) (112] (211]
Equity attributable to shareholders of the Company 126 643
Summarised cash flows
Hercules Jel Trust
2020 2
. £m £m
Net decrease in cash and cash equivalents (11 g
Cash and cash equivalents at 1 April 40 ' 43
29 40

Cash and cash equivalents at 31 March

The Hercutes Unit Trust is & closed-ended property Unit Trust. The unit price at 31 March 202015 £280 (2018/19- £563]). Non-centrolling
interests collectively own 21.9% of units in issue The British Land Company PLC owns 78.1% of units in issue, each of which confer

equal voting rights, and therefore is deemed to exercise control over the trust

26 Subsequent events

After the year end, one of the bank facilities in HUT which was due to mature in September 2020 was refinanced with an extended
facility to December 2023. The Group exchanged and completed on the sale of our share of a portfolio of reversionary interests

in Sainsbury’s superstores for £102m.
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27 Audit exemptions taken for subsidiaries

The following subsidiaries are exempt from the requirements of the Companies Act 2006 relating to the audit of individual accounts by

virtue of Section 479A of that Act.

Carrpar 0o Hoase

Cermpan es b-ouse

Mare reg number Marre TEY nuribe”
17-19 Bedford Street Limited 07398971 BLD {Fbury Gate] Limited 03863852
18-20 Craven Hiil Gardens Limited 07667839 BLD [SJ] Investrnents Limited 04484750
20 Brock Street Limited 07401697 BLD [$J] Limited 02924321
Adamant Investment Corporation Limited 00225149 BF Properties (No 4] Limited 05270289
Aldgate Place [GP] Limited 07829315 BL Department Stores Holding Company Limited D&002135
Bayeast Property Co Limited 00635800 BLD Property Holdings Limited 00823907
BF Propco [No. 1) Lirmited 05270158 BLSSP [PHC 5] Limited 04104067
BF Propco [No. 3) Lirmited 05270196 BLU Securities Limited 03323041
BF Propco INo. 4] Lirmited 05270137 Boldswitch Limited 02307096
BF Propco [No. 5) Limited 09270219 British Land City Offices Limited 03946069
BF Propco [No.13) Limited 05270274 British Land In Town Retail Limited 03325044
BL CW Holdings No2 Company Limited 07667834 British Land Cffices [Non-City} Limited 02740378
BL {SP] Cannon Street Limitad 02283030 British Land Offices Limited 02725154
BL Aldgate Holdings Limited 05874405 British Land Offices No.1 Limited 02338232
BL Broadgate Fragmient T Limited 09400407 British Land Superstores [Non Securitised] Number

BL Broadgate Fragment 2 Limited 09400541 2 Limited 06214283
BL Broadgate Fragment 3 Limited 09400411 British Land Departrment Storas Limited 05312242
BL Broadgate Fragment 4 Limited 03400409 Broadgate Properties Limited 01982350
BL Broadgate Fragment 5 Limited 09400413 Cavendish Geared Limited 02779045
BL Broadgate Fragment 4 Limited 09400414 Cornish Residential Property Investments Limited (3523833
BL CW Developments Limited 10644198 Elementvirtue Limited (05423035
BL CW Developments Plot AT Limited 10782150 Hempel Holdings Limited 05341380
BL CW Developments Plot AZ Limited 10782335 Hempel Hotels Limited 02728455
BL CW Developments Plot D1/2 Company Limited 10997879 Hyfleet Limited 02835919
BL CW Developments Plot K1 Company Limited 10997465 Insistmetal 7 Limited 04181514
BL CW Developments Plots H1 HZ Company Limited 12141281 Linestair Limited 00656174
BL CW Developments Plots L1 L2 L3 Corpany Langford Street Residential Limited 08700158
Limited 12140904 Moorage [Property Developments] Limited 01185513
BL Eden Walk Limited 10620935 Osnaburgh Street Limited 05884735
BL Goodman [LP) Limited 05056902 Parwick Holdings Lirmited 06049168
BL GP Chess No T Limited 08572585 PC Canal Limited 09712919
BL Guaranteeco Limited 05403335 Pitlar [Cricklewood] Limited 02567025
BL HC [DSCLI Limiteg 04290601 Pillar Auchinlea Limited 02661047
BL HC Health And Fitness Holdings Limited 04374665 Pillar Dartford No.1 Limited 04385738
BL HC Invic Leisure Limited 024647159 Pillar Developments Limited 02850421
BL HC Property Holdings Limited 06894046 Piilar Estates No.2 Limited 02783379
BL Health Clubs PH No 1 Limited 05643248 Pillar Kinnatrd Limited 02931056
BL Health Clubs PH No 2 Limited 05643261 Pillar Nugent Lirmuted 02567031
BL High Street and Shopping Centres Fillar Projects Limited 02444288
Holding Limited 06002148 Plymaouth Retail Limited 10348557
BL Haldings 2010 Lirmited 07353964 Regent’s Place Holding 1 Limited 11864369
BL Osnaburgh St Residential Limited 06874523 Regent's Place Holding 2 Limniled 11864307
BL Paddington Holding Company 1 Limited 11863703 Regent’s Place Holding Company Limited 10068705
BL Paddington Holding Company 2 Limited 11863746 Regents Place Management Company Limited 07138724
BL Paddington Property 1 Limited 11863429 Regents Place Residenfial Limited 11241644
BL Paddington Property 2 Limited 11863540 Shopping Centres Limited 02230056
BL Paddington Property 3 Limited 11863747 Shoreditch Support Limited 02360815
BL Paddington Property 4 Limited 11863835 Surrey Quays Limited 05294243
BL Piccadilly Residential Limited 08707494 TBL [Lisnagelvin] Limited 03853983
BL Piccadiily Residential Retail Limited 09117243 TBL (Maidstane) Limited 03854415
BL Shoraditch DEVELOpmeﬁt Limited 05326670 TBL Properties Limited 03843190
BL West End Investments Limited 07793483 Teesside [_eisure Park Limited 02672136
Blackglen Limited 05482088 The Liverpool Exchange Company Limited 00490255
Blaxrnill [Twenty-nine] Lirmted 05279010 Topside Street Limited 11253428
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Notes to the accounts continued

27 Audit exemptions taken for subsidiaries continued

Companies House
Name req number

Companies House
Name reg rumber

TPP Investrnents Limited 04843814
United Kingdom Property Company Limited 00266484
Vicinitee Limited 04106142

Wardrobe Place Limnited 00483257
Wates City of London Properties Limited (01768526

The following partnerships are exernpt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships [Accounts] Regulaticns 2008. The results of these partnerships are consclidated within these

Group accounts.

Narne

MName

BL Shoreditch Limited Partnership

BL CW Lower Limited Partnership

BL CW Upper Limited Partnership

BL Lancaster Limited Partnership

Hereford Shopping Centre Limited Partnership
Caddington Block A Limited Partnership
Paddington Block B Limited Partnership
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Paddington Central | Limited Partnership
Paddington Central I Limited Partnership
Paddington Kiosk Limiled Pailnetship
Power Court Luton Limited Partnership
The Aldgate Place Limited Partnership
The Hercules Property Limited Partnership



Company balance sheet

As at 31 March 2020

2020

Note £m g
Fixed assets
Investrnents and loans to subsidiaries D 34,800 27821
Investments in joint ventures D 404 397
Other investments D 31 29
Interest rate dervative assets £ 231 153
Deferred tax assets 5 7
35471 28407
Current assets
Debtars G 13 5
Cash and short term deposits E 142 182
155 187
Current liabilities
Shart term borrowings and overdrafts E {5) (59)
Creditors H 171) (128]
Amounts due to subsidiaries [28,682] (20,788
[28,758]  [21.011]
Net current liabilities {28,603) (20,824)
Total assets less current liabilities 6,868 7,083
Non-current liabilities
Debentures and loans E (2,635} (2075}
Interest rate derivative Liabilities E [165) (127
[2,800} [2,202)
Netassets - - B 4,068 5381
Equity
Called up share capital | 234 240
Share premium 1,307 1,302
Other reserves (5) (5]
Merger reserve 213 213
Retained earnings 2,319 3,631
Total equity o . 4,068 5,381

The loss after taxation for the year ended 31 March 2020 for the Company was £8%6m [year ended 31 March 2019: £307m prafit].

{. oo -

Tim Score Simon Carter
Chairman Chief Financial Officer

Approved by the Board on 26 May 2020
Company number 621920
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FINANCIAL STATEMENTS CONTINUED

Company statement of changes in equity

For the year ended 31 March 2020

Share Share Other Merger Frofit and loss Total

capnial premium reserves reserve account equity

Em £m £m £m Em £m
Balance at 1 April 2019 240 1,302 (5) 213 3,631 5,381
Share issues - 5 - - - 5
Purchase of own shares (6) - - - (119] (125l
Dividend paid - - - - (295) {295)
Fair value of share and share option awards - - - - (2) (2)
Loss for the year after taxation - _ - - - 898) (894)
Balance at 31 March 2020 234 1,307 {51 213 2,319 4,068
Balance at 1 April 2018 248 1,300 (5] 213 3,822 5,578
Share issues - 2 - - - 2
Purchase of own shares 8l - - - (194 [204]
Dwidend paid - - - - (298] (298]
Fair value ot share and share aption awards - - - {41 (4]
Profit for the year after taxation_ - - - - 307 307
Balance at 31 March2019 240 1,302 (5] 213 3,631 15,381

The value of distributable reserves within the profit and loss account is £918m [2018/19: £1,846m).
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Notes to the financial statements

(Al Accounting policies

The financial statements for the year ended 31 March 2020 have been prepared on the historical cost basis, except for the revaluation of
derivatives which are measured at fair value. These financial statements have also been prepared in accordance with Financial
Reporting Standard 101 Reduced Disclosure Framework [FRS 101, The amendments to FRS 101 (2015/14 Cyclel issued in July 2016
and effective immediately have been applied.

In preparing these financial statements, the Company applies the recognition, measurement and disclosure requirements of
International Financial Reporting Standards as adopted by the EU [Adopted IFRSs’], but makes amendments where necessary In order
to comply with the Companies Act 2006 and has set out below where advantage of the FRS 101 disclosure exemptions has been taken.

The Company has taken advantage of the following disclosure exemptions under FRS 101:

(a)
(b]
(c]
(4]
el

(fl

(g)
(h
[i]

the requirements of |AS 1 to provide a balance sheet at the beginning of the perod in the event of a prior period adjustment
the requirements of |1AS 1 to provide a statement of cash flows for the period

the requirements of IAS 1 to provide a statement of compliance with IFRS

the requirements of IAS 1 to disclose information on the management of capital

the requirements of paragraphs 30 and 31 of IAS 8 Accounting Policies, Changes in Accounting Estimates and Errors to disclose
new IFRSs that have been 1ssued but are not yet effective

the requirements in 1AS 24 Related Party Disclosures to disclose related party transactions entered into between two or more
members of a group, provided that any subsidiary which 1s a party to the transaction is wholly-owned by such a member

the requirements of paragraph 17 of |AS 24 Related Party Disclosures to disclose key management personnel compensation
the requirements of IFRS 7 to disclose financiat instruments

the requirements of paragraphs $1-99 of {IFRS 13 Fair Value Measurement to disclose information of fair value valuation technigues
and inputs

New standards effective for the current accounting peried do not have a material impact on the financial stataments of the Company.
These are discussed in further detail below.
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

IFRS 16 - Leases

The Company adopted IFRS 16, Leases, during the year ended 31 March 2020. IFRS 14 supersedes the existing accounting guidance in
IAS 17 Leases. The standard was adopted in accordance with IFRS 14 C8, comparative amounts are not restated and adjustments in
opening retained earnings have not been recognised.

The new standard results in almost all leases held as lessee being recognised on the balance sheet as the distinction between
operating and finance leases is removed. The Company does not hold any matertal leases as lessee, therefore the standard has not had
a material impact on the balance sheet or loss for the year.

Going concern

The financial statements are prepared en a going concern basis. The balance sheet shows that the Company has net current liabilities.
This results from loans due to subsidiaries of £28,682m which are repayable on demand and therefore classified as current Liabilities.
These liabilities are not due to external counterparties and there is no expectation or intention that these loans will be repaid within the
next twelve months. As a consequence of this, the Directors feel that the Company is well placed to manage its business risks
successfully despite the current economic climate, Accordingly, they believe the going concern basis is an appropriate one. See the full
assessment of preparation on @ gaing cencern basis in the corperate governance section on page 102

Investments and loans

Investments and loans in subsidiaries and joint ventures are stated at cost less an expected crecit loss on the balance in accordance
with IFRS 9. The expected credit loss on the balance is immaterial.

Significant judgements and sources of estimation uncertainty

The key source of estimztion uncertainty relates to the Company's investments in subsidiaries and joint ventures. In estimating the
requirement for impairment of these investments, management make assumptions and judgements on the value of these investments
using inherently subjective underlying asset valuations, supported by independent valuers.

(B) Dividends
Details of dividends paid and proposed are included in Note 19 of the consolidated financial staterments.

(C] Employee information

Employee costs include wages and salaries of £36m (2018/19: £38m, social security costs of £4m [2018/19: £5m) and pension costs of
£4m [2018/19: £4m). Details of the Executive Directors’ remuneraticon are disciosed in the Remuneration Report on pages 118 Lo 133,

Audit fees in relation to the parent Company only were £0.3m {2018/19; £0.3m).

(D) Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Staresn l.eans te Investments in (ther

sunsIdianes sansidiaries  joint venteres Invesiments Total

Em frm i im £m

On 1 April 2019 19,702 8119 397 29 28,247
Additions - 9,483 7 ] 2,495
Disposals [846) (723) - - (1,569}
Depreciation / amortisation - - - 14] (4)
Pravision for impairment ) - (935] - - [935)
As at 31 March 2020 - . 18,856 15,944 404 31 35235

The historical cost of shares in subsidiaries is £19,090m [2018/19: £20,025m). Investments in joint ventures of £404m [2018/19: £397m)
includes £204m (2018/19: £207m) of loans to joint ventures by the Company. Results of the joint ventures are set out in Note 11 of the
consolidated financial staternents. The historical cost of ather investments is £57m (2018/19: £5Tm).
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(E] Netdebt

2020 e
Em ir
Secured on the assets of the Company
5.264% First Mortgage Debenture Bonds 2035 375 368
5.0095% First Mortgage Amortising Debentures 2035 k! 74
5.357% First Mortgage Debenture Bonds 2028 249 292
715 74
Unsecured
5.50% Semior Notes 2027 - 99
4.635% Senjor US Dollar Notes 2021 180 168
4 766% Senior US Dollar Notes 2023 117 106
2.003% Senior US Doltar Notes 2026 80 59
3 81% Senior Notes 20246 113 111
3.97% Senior Notes 2024 115 113
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Doltar Notes 2025 a9 78
2.67% Senior Notes 2025 37 37
2.79% Senior Notes 2026 37 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 -
Bank leans and overdrafts 677 264
1,925 1,460
Grossdebt ] 2,640 2174
Interest rate and currency derivative liabilities 165 127
Interest rate and currency derivative assets (231) (153)
Cash and short term deposits (142) _ [82)
Net debt o R o o S - T 2.432 1,966
1 Principal and interest on these borrowings were fully hedged into Sterling at a floating rate at the time of issue,
British Land Annual Report and Accounts 2020 199



FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

(E] Net debt continued

0% Convertible bond 2015 (maturity 2020)

On 9 June 2015, British Land {White] 2015 Limited [the 2015 Issuer], a wholly-owned subsidiary of the Company, issued £350 million
zero coupon guaranteed convertible bonds due 2020 [the 2015 bonds] at par. The 2015 Issuer is fully guaranteed by the Cornpany in
respect of the 2015 bonds.

Subject to their terms, the 2015 bonds are canvertible into preference shares of the 2015 Issuer which are automatically transferred to
the Company in exchange for ordinary shares in the Company or, at the Company’s election, any combination of ordinary shares and
cash Bondholders may exercise their conversion right at any time up to but excluding the seventh dealing day before 9 June 2020

(the maturity datel, 2 bondholder may convert at any ime.

The initizl exchange price was 1103.32p per ordinary share. The exchange price is adjusted based on certain events [such as the
Company paying dividends in any quarter above 3.418p per ordinary share]. As at 31 March 2020 the exchange price was 975.09p per
urdinary share.

From 30 June 2018, the Company has the option to redeem the 2015 borids at par if the Company’s share price has traded above
130% of the exchange price for a specified period, or at any time once 85% by nominal value cf the 2015 bonds have been converted,
redeemed, or purchased and cancelled. The 2015 bonds will be redeemed at par on ¢ June 2020 [the maturity datel if they have not
already been converted, redeemed or purchased and cancelled.

The intercompany loan between the Issuer and the Cempany arising from the transfer of the loan proceeds was initially recoagnised at
fair value, net of capitalised issue costs, and is accounted for using the amortised cost method. In addition to the intercompany loan,
the Company has entered into a derivative contract relating to its guarantee of the obligations of the Issuer in respect of the bonds and
the commitment to provide shares or a combination of shares and cash on conversion of the bonds. This derivative contract is included
within the balance sheet as a liability carried at fair value through profit and loss.

Maturity analysis of net debt

2020 20[* 4
£m m
Repayable within ore year and on demand 5 99
between: one and two years 188 17
by and five years 599 479
five and ten years 1,141 808
ten and fifteen years 107 306
fifteen and twenty years B 4500 445
2635 2075
Gross debt 2,640 2174
Interest rate dervatives o {66) [25)
Cash and short term deposits 142) [182)
Net debt ) ] ' 2432 1986

(F) Pension

The British Land Group of Companies Pension Scheme and the Defined Contribution Pension Scheme are the principal pension
schemes of the Company and details are set out in Note 9 of the consolidated financial statements.
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(G] Debtors

2020 e
£m L
Trade and other debtors 13 4
Prepayments and accrued income o - 1
13 5

{H) Creditors
2020 2319
£m L7
Trade creditors & 46
Corporation tax 15 25
Other taxation and social securty 21 725
Accruals and deferred incorme 29 30
S - 71 126

() Share capital

Ordinary shares

£m of 25p each

Issued, called and fully paid
At 1 April 2019 240 960,589,072
Share issues - 1,144,135
Repurchased and cancelled (6 123,795,110]
At31March2020 ) . 234 937,938,097
Ord rary shares
£m of 259p each

Issued, called and fully paid
At 1 Aprit 2018 248 793857175
Share issues - 404,377
Repurchased and cancelled (8 [33,672,430)
At 31 March 2019 o ) " 240 960,589,072

{J) Contingent liabilities, capital commitments and
related party transactions

The Company has contingent ligbilities in respect of legal claims,
guarantees and warranties arising in the ordinary course of
business. It is not anticipated that any material liahilities will arise
from the contingent tiabilities.

A REIT is reguired to pay Property Income Distributions [PtDs) of
at least 90% of the taxable profits from its UK property rental
business within twelve months of the end of each acceunting
period. Following the temporary suspension of future dividends to
best ensure we can effectively support our customers who are
hardest hit and protect the long term value of the business as a
result of Cavid-19, we are discussing an extension te this deadline
with HMRC. Whilst we intend to pay the required PID amount
within the agreed extended deadline, we have agreed with HMRC
that any underpayment of the PID required would instead be
subject to corporation tax at 19% provided that it arises as a
consequence of Covid-1%. A total of £37m of corporation tax would
be due by 31 March 2021 if no further PIDs were paid by this date
inrespect of the year to 31 March 2020 and no extension is
agreed. At 31 March 2020, the Company has £nil of capital
comritments (2018/1%. £nil).

Related party transactions are the same for the Company as
for the Group. For details refer to Note 23 of the consolidated
financial staterments.

{K) Disclosures relating to subsidiary undertakings

The Cormnpany's subsidiaries and other related undertakings at

31 March 2020 are listed on the next page. Companies which are
in the process of being dissolved are marked with an asterisk {*].
All Group entities are included in the consclidated financial results.

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where applicable,
comprises ordinary shares unless otherwise stated.

The Company holds the majority of its assets in UK companies,
although some are held in oversegs companies. In recent years
we have reduced the number of overseas companies in the Group.

Unless noted otherwise as per the following key. the registered
address of each company is York House, 45 Seymour Street,
London W1H 7LX.

1. 47 Esplanade, St Helier, Jersey JE1 UBD.

2 13-14 Esplanade, St Helier, Jersey JE1 TEE.

3. 14 Porte de France, 4360 Esch-sur-Alzette, Luxembourg,

4 300 Meadowhatl Way, Sheffield, South Yorkshire, England, S% 1EA,
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Notes to the financial statements continued

Direct holdings

Unmpany Name

Uik iverseas Tax
Resident Status

Indirect holdings

Campany Name

UKiOverseas Tax
Resident Status

BL Bluebutton 2014 Limited

BL Davidson Limited

BL European Fund Management LLP

BL Guarantegco Limited

BL Intermediate Holding Company Limited

BL Intermediate Holding Company 2
Limited

BLSSP (Funding| Limited

Bluebutton Property Management UK
Limited (50% interest]

Boldswitch [No 1] Lirnited
Boldswiteh Limited

Britizh Land [White] 2015 Limited [Jerscy)
[Founder Shares]'

British Land City

British Land City 2005 Limited

British Land Company Secretarial Limited
British Land Financing Limited*

British Land Properties Limited

British Land Real Estate Limited

British Land Securities Limited
Broadgate [Funding) PLC

Broadgate Estates Insurance Mediation
Services Limited

Hyfleet Limited

Kingsmere Productions Limited
London and Henley Haldings Limited
Meadowhall Pensions Scheme Trustee
Lirnited

MSC Froperty Intermedizte Holdings
Limited (50% interest]

Regis Property Holdings Limited

The British Land Corparation Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
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T &4 &7 Tiilon Linnited

10 Brock Street Lirmited

10 Portman Square Unit Trust [ersey)
(Units]'

10 Triton Street Lirmited

17-19 Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Tritan Street Limited

338 Euston Road Limited

350 Euston Road Limited

39 Victoria Street Lirmited
Adarnant Investment Corporation Limited
Adshilta Lirnited*

Aldgate Place {GP] Limited
Aldgate Land Ore Limited
Aldgate Land Two Limited
Apartpower Limited

Ashband Limited

B.L. Holdings Limited
B.L.C.T.[12697] Limited (Jerseyl!
B.L.C.T.121500) Lirmted [Jersey)
Barnclass Limited

Barndrill Limited

Bayeast Property Co Lirmited

BF Propco [No 1) Limited

BF Propeo (No 19] Limited

BF Prapco [No 3] Limited

BF Propco (No 4] Limited

BF Propco [No 5} Limited

BF Properties [No 4] Limited

BF Properties [No 5] Limited

BF Propeo {No 13] Limited

Birstall Co-Ownership Trust [Member
interest] {41.25% interest)

BL [SP) Cannon Street Limited

BL Aldgate Development Limited
BL Aldgate tnvestment Limited
BL Bradford Forster Lirmited

BL Brislington Lirnited

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limited
BL Broadgate Fragment 5 Limited
BL Broadgate Fragment & Limited
BL Broadway Investment Limited
BL Chess Limited

BL City Offices Holding Company Limuted

BL CW Developments Infrastructure
Company Limited

BL CW Developments Limited
BL CW Developments Plot Al Limited
BL CW Developmenis Plot A2 Limited

BL CW Developments Plot D1/2 Company
Limited

UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LI Tox Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident



Campany Name

K Geerceas Tax
Reg dert Status

Compary Name

JKfOverseas Tax
Res geni Siets

BL CW Developments Plot G1 Limited

BL CW Oevelopments Plot K1 Company
Limited

BL CW Developments Plots F1, FZ2, F3
Company Limited

BL CW Developments Plots H1, H2
Cornpany Limited

BL CW Developments Plots L1, L2, L3
Company Limited

BL CW Holdings Limited

BL CW Heldings No2 Company Lirmited
BL CW Holdings Plat A1 Company Limited
BL CW Holdings Plot A2 Company Limited
BL CW Haldings Plot D1/2 Company
Limited

BL CW Holdings Plot G1 Company Limited
BL CW Holdings Plot K1 Company Limited

BL CW Holdings Plots F1, F2, F3 Company
Limited

BL CW Holdings Plats H1, HZ Company
Limited

Bl. CW Holdings Plats L1, L2, L3 Company
Limited

BL CW Lower GP Company Limited

BL CW Lower Limited Partnership
[Partnership interest]

BL CW Lower LP Company Lirmnited
BL CW Upper GP Company Limited

BL CW Upper Limited Partnership
[Partnership interest]

BL CW Upper LP Company Limited

BL Department Stores Holding Company
Limited

BL Doncaster Wheatley Limited

BL Drummond Properties Limited

BL Ealing Limited

BL Eden Walk Limited

BL European Holdings Limited

BL Fixed Uplift Fund Limited Partnership
[Partnership interest)

BL Fixed Uplift General Partner Limited
BL Fixed Uplift Nominee 1 Limited
BL Fixed Uplift Nominee 2 Limited

BL Goodman [General Partner] Lirmited
[50% interest)

BL Goodman Limited Partnership
(50% interest]

BL Goodrman [LP) Limited
BL GF Chess No. 1 Limited*
BL HB Investments Limited
BL HC [DSCH] Limited

BL HC [DSCLI) Limited

BL HC Dollview Limited

BL HC Hampshire PH LLP [Member
interest)

BL HC Health And Fitness Hatdings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP [Member interest]

BL HC PH LLP [Member interest]

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resigent
UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

BL HC PH No 1 LLP [Member interest]
BL HC PH No Z LLP IMember interest]
BL HC PH No 3 LLP (Member interest)
BL HC Preperty Holdings Limited
8L Health Clubs PH No 1 Limited
8L Health Clubs PH No 7 Limited

BL High Street and Shopping Centres
Holding Company Limited

BL Holdings 2010 Limited
BL Lancaster Investments Limited

BL Lancaster Limited Fartnership
[Partnership interest]

BL Leadenhall [Jersey] Limited:*

BL Leisure and Industrial Holding Company

Limited

BL Marble Arch House Limited
BL Mayfair Offices Lirmited

BL Meadowhall Holdings Limited

‘BL Meadowhall Lirmited

Bl Meadowhall No 4 LLimited*
Bl Newport Limited

BL Office [Non-Cityl Holding Company
Lirmited

BL Office Holding Company Limited

BL Osnaburgh St Residential Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Holding Company 2 Limited
BL Paddingten Property 1 Limited

BL Paddingten Property 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Piccadilly Residential Management Co
limited

BL Piccadilly Residential Retail Limited
BL Residential Investment Limited

BL Residential Management Limited
BL Residual Holding Company Limited
BL Retail Holding Company Limited

BL Retail Indirect Investments Limited
BL Retail Investment Holdings Limited
BL Retail Investments Limited

BL Retaill Warehousing Holding Company
Limited

BL Sainsbury Superstores Limited [50%
interest]

BL Shoreditch Development Limited
BL Shoreditch General Partner Limited

BL Shoreditch Limited Partnership
(Partnership interest]

BL Shoreditch No. 1 Limited

BL Shoreditch No. 2 Limited

BL Superstores Holding Company Limited
BL Triton Building Residential Limited

BL Tunbridge Wells Limited

BL Unitholder No 1 [J} Limited {dersey]
BL Unitholder No. 2 [J) Limited [Jerseyl’
BL Universal Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident
(Overseas Tax Resident

UK Tax Resident
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Curnpany Name

UK/Overseas Tax
Resident Status

Company Name

UK/Overseas Tax
Resident Status

BL Wardrobe Court Holdings Limited
BL West IWatiing House] Limited

BL West End Investments Limited

BL Whiteley Limited

BL Whiteley Retail Limited

BL Woolwich Limited

BL Woolwich Nomineae 1 Limited

BL Woolwich Nominee 2 lLimited
Blackglen Limited

Blackwall [1]

Blaxmill [Twenty-nine] Limited

BLD [A] Limited

BLO [Ebury Gate] Limited

BLD |SJ] Investments Limited

BLO (5J] Limited

BLD Land Limited

BLD Properties Limited

BLD Property Holdings Limited

BLU Estates Limited

BLU Property Management Limited
BLU Securities Limited

British Land [Joint Ventures] Limited
British Land Acquisitions Limited
British Land Aqua Partrership (2] Limited
British Land Agua Partnership Limited
British Land City Offices Limited

British Land Construction Limited
British Land Department Stores Limited
British Land Developments Limited
Britich Land Fund Management Limited
British Land Hercules Limited

British Land In Town Retait Limited
British Land Industrial Limited

British Land Investment Management
Lirmited

British Land Offices [Non-City) Limited
British Land Offices [Non-City] No. 2
Lirmited

British Land Ottices Limited

British Land Offices No.1 Limited
British Land Property Advisers Limited
British Land Property Managernent Limited
Broadgate [PHC 8] Limited

Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Court Investments Limited
Broadgate Estates Limited

Broadgate Estates People Management
Limited

Broadgate Investment Holdings Limited
Broadgate Properties Limited
Broadgate REIT Limited (50% interest]?
Broadgate Square Limited

Broughton Retail Park Limited {Jersey)
[Units] [78.14% interast]?

Broughton Unit Trust [78.14% interest]
Brunswick Park Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK lax Hesident
UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tex Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Reaident
UK Tax Resident
LK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resident
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BVP Developments Limnited
Canada Water Offices Lirmited
Casegood Enterprises
Caseplane Limited
Cavendish Geared Il Lirmited
Cavendish Geared Limited
Caymall Limited

Cheshine Properties Limited
Chester Limited’

Chrisilu Nominees Limited

Crty of London Office Unit Trust [Jersey]
[Units) {35.94% interest)!

Clarges Eslate Property Management
Co Limited

Camgenic Lirmited

Cornish Residential Properties Trading
Lirnited

Cornish Residential Property Investments
Limited

Crescent West Properties

Deepdale Co-Ownership Trust [39.07%
interest]

Derby Investment Holdings Limited
Drake Circus Centre Limited

Drake Circus Leisure Limited

Orake Property Holdings Limited

Drake Property Nominee [No. 1] Lirmited
Drake Preoperty Nominee (No. 2] Limited

Eden Walk Shopping Centre General
Partner Limited [50% interest)

Eden Walk Shopping Centre Unit Trust?
(50% interest] (Jersey] {Units]

Elementvirtue Limited

Elk Mill Oldham Limited

Estate Management (Brick] Limited
Euston Tower Limited

Exchange House Holdings Limited
Exchange Square Management Limited
Fort Kinnaird GP Limited [39.07% interest)
Fort Kinnaird Limited Partnership [39.07%
interest]

Fort Kinnaird Nominee Limited {39.07%
interest)

Four Broadgate Limited

FRP Group Limited

Garamead Properties Limited

Gardenray Limited

Gibraltar General Partrer Limited (39.07%
interest)

Gibraltar Nominees Limited (39.07%
interest]

Giltbrook Retail Park Nottingham Limited
Hempel Holdings Limited

Hempel Hotels Limited

Hercules Property UK Holdings Limited
Hercules Property UK Limited

Hercules Unit Trust [78.14% interest]
{Jersey] (Units)!

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

LIK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Qverseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tex Resident



Campary Name

LA Oves8as Tax
FRezizent Status

Zarroany Name

wHilver
Rezidert

Hereford Old Market Lirmited
Hereford Shopping Centre GP Limited

Hereford Shopping Centre Limited
Partnership

Horndrift Limited

HUT Investments Limited [Jerseyl (78 14%
interest)’

tndustrial Reat Estate Limited
Insistmetal 2 Limited

Ivorydell Limited

lvarydell Subsidiary Limited

Jetbloom Limited

Lancaster General Partner Limited
Linestair Limited

Londaon and Henley [UK] Limited
London and Henley Limited
Lanebridge UK Limited

Loengford Street Residential Limited
Ludgate Investment Holdings Limited
Ludgate West Limited

Mayfair Properties

Mayflower Retail Park Basildon Limited
Meadowbank Retail Park Edinburgh
Limited

Meadowhall Centre [1999) Limited
Meadowhall Centre Limited

Meadowhall Centre Pension Scheme
Trustees Limited

Meadowhall Estates {UK] Limited
Meadowhall Group IMLP) Limited
Meadowhall Holdings Limited
Meadowhall [MLP) Limited
Meadowhall Oppertunities Nominee 1
Limited

Meadowhall Cppertunities Nominee 2
Limited

Meadowhall Shopping Centre Limited

Meadowhall Shopping Centre Praperty
Holdings Limited

Meadownall SubCo Limited

Mercari

Mercan Holdings Limited

Minhill Investrments Limited

Moorage [Property Developments) Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

One Shetdon Square Limited (Jersey]!
Orbital Shopping Park Swindon Limited
Osnaburgh Street Limited

Paddington Block A [GP] Ltd

Paddington Block A LP [Partnership
interest]

Paddington Block B [GP) Ltd
Paddington Block B LP [Partnership
interest]

Paddington Central I (GP) Limited

Paddington Central | LP [Partnership
interest]

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

Paddingtan Central | Unit Trust [Jersey]
(Units)

Paddington Central Il (GP) Lirmited
Paddington Central Il LP [Partnership
interest]

Paddington Central | Unit Trust [Jersey)
(Units]:

Paddington Central IV Umt Trust Uersey)
{Units)t

Paddington Kiosk [GP] Ltd

Paddingtan Kiosk LP [Partnership interest)

PaddingtonCentral Management Company
Limited (87.5% interest]

Parwick Holdings Limited
Parwick {nvestments Limited
PC Canal Limited

PC Lease Nominee Lid

PC Partnership Nominee Ltd
Piccadilly Residential Limited
Pillar [Cricklewood] Limited
Pillar [Dartford) Limited
Pillar [Futham] Limited

Pillar Auchinlea Limited*
Pillar Broadway Limited
Pillar City Limited

Pillar Dartford No. 1 Limited
Pillar Denton Limited

Pillar Developments Limited
Pillar Estates No.2 Limited*
Pillar Europe Management Limited
Pillar Fort Limited

Piliar Gallions Reach Limited
Pillar Glasgow 1 Limited
Pillar Hercules No.Z Limited
Pillar Kinnaird Limited*
Pillar Nugent Lirmuted

Piltar Projects Limited

Pillar Property Group Limited
PillarStore Limited

Plyrmouth Retail Limited
Power Court GP Limited

Power Court Luton Limited Partnership
[Partnership interest)

Power Court Nominee Limited

PREF Management Company SA
[Luxembourg)®

Project Sunrise Investments Limited
Project Sunrise Limited

Project Sunrise Properties Limited
Reboline Limited

Regent's Place Holding 1 Limited
Regent's Place Holding 2 Limited
Regent's Place Holding Company Limited
Regents Place Management Company
Limited

Regents Place Residential Limited
Rigphone Limited

Rohawk Properties Limited

Overseas Tax Recident

UK Tax Resident

UK Tax Resident

COverseas Tax Resident

QOverseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Caompany Name

Salmax Properties

Seymour Street Homes Limited
Shopping Centres Limited
Shoreditch Support Limited

Six Broadgate Limited

Southgate General Partner Limited (50%
interest]

Southgate Property Unit Trust [Jersey
(Units] [50% interest)’

Speke Unit Trust (67.34% interest] (Jersey]
(Units)?

Sprint 1118 Limited

St. Stephens Shopping Centre Limited
Stockton Retail Park Limited

Storey London Offices Limited

Storey Offices Lirmited

Storey Spaces Limited

Surrey GQuays Limited

T [Partnership] Limited

Tailress Limited

TBL [Bromleyl Limited

TBL (Bury) Limited

TBL [Lisnagelvin) Limited

TBL [Maidstone) Limited

TBL [Milton Keynes) Limited

TBL [Peterboroughl Limited

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited

The Aldgate Place Limited Partnership
[Partnership interest|

The Dartford Partnership [Member interest)
(50% interest]

The Gibraltar Limited Partnership
[Partnership interest] [39.07% interest)

The Hercules Property Lirmited Partnership
[Partnership)

The Leadenhall Development Company
Limited [50% interest]

The Liverpool Exchange Company Limited
The Mary Street Estate Limited

The Meadowhall Education Centre [Limited
by guarantee) (50% interest]*

The Retail and Warehouse Cormpany
Limited

The TBL Property Partnership {Partnership
interest)

The Whiteley Co-Ownership ([Member
interest] [50% interest]

Tollgate Centre Colchester Limited
Topside Street Limited

TPP Investments Limited

Tweed Premier 4 Limited

Union Property Corporation Limited
Unian Property Holdings [London! Limited

UK/Overseas Tax
Rewident Status

Company Name

UK/Gverseas Tax
Rezident Siatus

" UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
|IK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

206  British Land Annual Report and Accounts 2020

Valentine Unit Trust [Jersey} [Units)
[39.07% interest)’

Vicinitee Limited

Vintners Place Limited

Wardrobe Court Limited

Wardrobe Holdings Limited

Wardrobe Place Limited

Wates City of London Properties Limited

Westbourne Terrace Partnership
{Partnership interest}

Whiteley Shopping Centre Unit Trust
Jersey! [Units?1

WHK Holdings Limited

WOSC 1 Neminee Limited {25% interest)
WQOSC 2 Nominee Limited (25% interest)
WOSC GP Limited [25% interest]

WOSC Partners LP [Partnership interest]
(25% interest]

York House W1 Limited

Uverseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident




Supplementary disclosures

Unaudited uniess otherwise stated

Table A: Summary income statement and balance sheet [Unaudited)

Summary income statement based on proportional consolidation for the year ended 31 March 2020

The following pro forma information 1s unaudited and does not form part of the consolidated primary staternents or the notes thereto.
It presents the results of the Group, with 1ts share of the results of joint ventures and funds included on a line-by-line basis and

excluding non-controlling interests.

Year ended 3% March 2020

fear erden 31 Maron 2219

Joint Less non- _ e8I nLn-

ventyres controlling Proportionally Jortventu-zy cartreslling  roparticnaily

Group and funds interests consolidated Groun ana funos 1miorests consobdated

£m £m £m £m £ frr Fre £

Gross rental income? 436 142 (18] 540 439 155 (18] 576
Property operating expenses {70 (131 1 (82} [35) (10 1 [44)
Net rental income 364 129 117 478 404 145 [17) 532
Administrative expenses (73) (1 - (74) (80] {1 - (81)
Net fees and other income 12 - 1 13 9 - 1 10

Ungeared income return 305 128 (16) 417 33 144 {16) 441
Net financing costs 164) (49) 4 {111) 167] (58) 4 (121)
Underlying Profit 239 I N TTY 306 266 86 (i2) 30
Underlying taxation - - - = - - - o -
Underlying Profit after taxation 239 79 M2 306 264 86 (12) 340
Valuation movement S 11,389] - 1683)
Other capital and taxation [net]' 56 Y
Result attributable to shareholders of - B o
the Company 1,027) oz

1. Includes other comprehensive income, movement in dilution of share options and the movement in itemns excluded for EPRA NAY

2. Group gross rental incarme includes £3m of all incluswe rents relating to service charge income,

Summary balance sheet based on proportional consolidation as at 31 March 2020

The following pro forma information is unaudited and does not form part of the consolidated primary statements or the notes thereto.
It presents the compasition of the EPRA net assets of the Group, with its share of the net assets ¢f the joint venture and fund assets and
liabilities included on a line-by-line basis, and excluding non-controlling interests, and assuming full dilution.

Mark-to-

market ca
Share erivalives Valuanan EPRA Net EFRA Nel
of joint Less nen and retzted SLIRLIS G0 assets assets
ventures  contralling Snere Deferred debr Lease tradirg 31 March 37 March
Group ana funcs 1mteresis oplions tax  adjastmerts Liabilines  prapertes 2020 214
£rm tm £n fr £ im £ £m £m £m
Retail properties 3,204 964 (221) - - - (74) - 3,873 5,577
Office properties 4,525 2,324 - - - - (9] 13 6,793 6,308
Canada Water properties 400 - - - - - (36) - 364 303
Other properties _ 147 - - - - - - - 147 128
Total properties’ 8,276 3,288 (221) - - - (179) 13 11,177 12,314

Investments in joint ventures and

funds 2,358 (2,358) - - - - - - - -
Other investments 125 - - - - - - - 125 129
Other net (Labilities) assets (355) (77 4 18 & - 179 - (235) (275}
Net debt (3.247)  1853) 105 - - 141 - - 3854 (3521]
Net assets 7,147 - (112) 18_ 6 141 - 13 7,213 8,649
EPRA NAV per share (Note 2] 774p 905p

T Included within the total property value of £11,177m are right-of-use assets net of lease babitities of £20m, which 1n substance, relate to properties held under leasing
agreements The fair value of nght-of-use assets are determined by calculating the present value of net rental cashflows over the term of the lease agreements
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued

EPRA Net assets movement

Year ended Year enced
31 March 2020 31 March 2015
Pence Pence
£m per share £rm per share
Opening EPRA NAV 8,649 05 2,560 Q&7
Incame return 306 kK] 340 35
Capital return (1,322 (139 (7491 [77)
Bividend paid (295} 31 {298] (30)
Purchase of awn shares [125) 6 [204) 10
ClosingEPRANAV ' ' - _ 7213 774 8.649 905
Table B: EPRA Performance measures
EPRA Pertormance méasures summary table
2020 2019
Pence Pence
£m per share Lm oer share
EPRA Earnings - basic 306 328 340 350
— diluted 306 32.7 340 34.9
EPRA Net Initial Yield ) ' ' ' ' 4.6% 45%
EPRA topped-up” Net Initial Yield 5.1% 4 7%
EPRA Vacancy Rate ] ] ) 7 6.3% 4.1%
2020 219
Net asset MNet assa*
value per value ger
Net assets share MNet ascets share
£m Ipencel £r loencel
EFPRA NAV 7,213 T4 8,649 905
EPRA NNNAY _ ) 6762 726 8.161 854
Calculation and reconcitiation of EPRA/IFRS earnings and EPRA/IFRS earnings per share
2020 2019
(Audited) £m i
Loss attributable to the shareholders of the Company (1,027) (2911
Exclude:
Group - current taxation (4) (3)
Group - deferred taxation 2 4
Jaint ventures and funds - taxation - (2
Group ~ valuation movernent 1,105 620
Group - [profit] loss on disposal of investment properties and investments (1 18
Group - profit on dispasal of trading properties {17) 192)
Joint veniures and funds - net valuation movernent [including result on disposals) 284 60
Jont ventures and funds - capital financing costs 22 21
Changes in fair value of financial instruments and associated close-out costs 41 4b
Non-controlling interests in respect of the above ) (99 (411
Underlying Profit ] " 306 340
Group — underlying current taxation i . B ' ) - - - ; - S - -
EPRA earnings — basic and diluted 306 340
Loss attributable to the shareholders of the Company - - ) {1,027} (291}
Oilutive effect of 2015 convertible bond - -
IFRS earnings - diluted ' ' (1,027 (291)
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Table B continued

2020 x5
Number MNoriber
mallien T
Weighted average number of shares 945 982
Adjustment for treasury shares [11) (11)
IFRS/EPRA Weighted average number of shares (basic) . B 934 971
Dilutive effect of share options - - 1
Dilutive effect of ESOP shares 3 Z
EPRA Weighted average number of shares [diluted} } 937 974
Strip out anti-dilutive ' (3 (3]
IFRS Weighted average number of shares (diluted) - 934 VS
Net assets per share [Audited)
2020 2019
Pence Fence
£m per share form ner snare
Balance sheet net assets 7.147 8,687
Deferred tax arising on revaluation movernents & 5
Mark-to-market on derivatives and related debt adjustments 141 113
Dilution effect of share optigns 18 24
Surplus on trading properties 13 27
Less non-controlling interests (112) [217] _
EPRA NAV 7.213 774 8,649 905
Deferred tax arising on revaluation movernents B N (91 (11 )
Mark-to-market on dervatives and related debt adjustments (141) (113)
Mark-to-market on debt (301) (364) L
EPRANNNAY o 6,762 726 8,161 854

EPRA NNNAV is the EPRA NAY adjusted to reflect the fair value of the debt and derivatives and to include the deferred taxaticn on

revaluations and derivatives.

2020 2018
Number Nurnber
millfon million
Number of shares at year end 938 760
Adjustment far treasury shares o 0
IFRS/EPRA number of shares [basic) 927 949
Dilutive effect of share options 3 2
Dilutive effect of ESOP shares 2 5
IFRS/EPRA number of shares (diluted] 932 956
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless otherwise stated

Table B cantinued

New EPRA Best Practice Recommendations

EPRA published its latest Best Practices Recommendations in October 2019 which included three new Net Asset Valuation metrics,
namely EPRA Net Reinstaternent Value [NRV), EPRA Net Tangible Assets [NTA) and EPRA Net Disposal Value [NDV). These metnics are
effective from 1 January 2620 but have been presanted below as at 31 March 2020 to provide a comparison to the current measures,

EPRA NAV and EPRA NNNAY,

EPRA EPRA
NRY NTA
£m £m

At 31 March 2020
EPRA net asset value 7.213 7.213

Adjustmenl for;

Purchasers’ costs 659 -
Intangibles - (11§
Deferred tax adjustrment’ - —
7,872 7,202
Per share measure - 845p 773p

1 The new EPRA quidance states thal deferred taxes expected to crystallise should no longer be excluded. The Group will conduct a review at such iterns upon adoption of the

guidance but does not expect any resulting EPRA adjustment to be material

As the Group's EPRA NDV is the same as the EPRA NNNAV, there are no reconciling items.

EPRA
NDV
£m
At 31 March 2020
EPRA net disposal vatue 6,762
Per share measure 72
EPRA Net Initial Yield and "topped-up’ Net Initial Yield {Unaudited)
2020 2z
£m £m
Investment property — wholly-owned 7,941 8,741
Investment property - share of joint ventures and funds 3,236 3,555
Less developments, residential and land 11,1400  (1,096]
Completed property portfolio 10,037 11,218
Allowance for estimated purchasers’ costs o ) 724 751
Gross up completed property portfolio valuation (A) 10,761 11,969
Annualised tash passing rental income - B 517 548
Preperty outgoings o {21 (14]
Annualised net rents [B) ' - - 496 536
Rent expiration of rent-free periods and fixed uplifts! ) ) _ i 49 32
‘Topped-up’ net annualised rent (C] 545 566
EPRA Net Initial Yield (B/A] 4.6% 4.5%
EPRA ‘topped-up’ Net Initial Yield (C/A) B A ki 4.7%
Incluging fixed/minimum uplifts received in lieu of rentai growth ) ) 10 8
Total ‘topped-up’ net rents (D) ' 555 574
Overall ‘topped-up’ Net Initial Yield (D/A] ) 5.2% 48%
Topped-up net annualised rent B ) - o 545 566
ERV vacant space 38 2z
Reversions ) 13 30
Total ERV [E] ' 596 518
Net Reversionary Yield (E/A) 5.5% 5.2%

1 The weighted average period over which rent-free periods expire 15 one year (2018/19. onc year).
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Table B continued

EPRA Net iInitial Yield [NIY) basis of caiculation

EPRA NI is calculatad as the annualised net rent {on a cash flow basis), dvided by the gross value of the completed property portfolio.
The valuation of cur completed property partfolio is deterrmined by our external valuers as at 31 March 2020, plus an attowance for
estimated purchaser's costs. Estimated purchaser’'s costs are determined by the relevant stamp duty liability, plus an estimate by our
valuers of agent and legal fees on notional acquisition. The net rent deduction aliowed for property outgoings is based on our valuers’
assurmptions on future recurring non-recoverable revenue expenditure.

In calculating the EPRA ‘topped-up’ NIY, the annualised net rent is increased by the total contracted rent from expiry of rent-free
periods and future contracted rental uplifts where defined as not in lieu of growth. Qverall topped-up’ NIY is catculated by adding any
other contracted future uplift to the topped-up’ net annualised rent.

The net reversionary yield is calculated by dividing the total estimated rental value [ERV] for the completed property portfolio,
as determined by our externat valuers, by the gross completed property portfolio valuation.

The EPRA vacancy rate is calculated as the ERV of the unrented, lettable space as a proportion of the total rental vatue of the completed
property portfolio.

EPRA Vacancy Rate
2020 25
£m o
Annualised potential rental value of vacant premises 38 26
Annualised potential rental value for the cormpleted property portfolio 603 629
EPRAVacancy Rate _ 63% 4.1%

The above i stated for the UK portfolio anly. A discussion of significant factors affecting vacancy rates i1s included within the Strategic
Report [page 5é).

EPRA Cost Ratios [Unaudited]

2020 2019
£m fr
Property operating expenses’ 59 34
Administrative expenses 73 g0
Share of joint ventures and funds expenses 14 11
Less: Perfermance and management fees [from joint ventures and funds) (8} (8]
Net other fees and commissions (5} (2]
Ground rent costs and operating expenses de facto included in rents B - (16} (3]
EPRA Costs lincluding direct vacancy costs) (A) o 127 106
Direct vacancy costs o ) (30) (13
EPRA Costs [excluding direct vacancy costs) [B] T 97 23
Gross Rental Income less ground rent costs and operating expenses de facto included in rents 398 414
Share of joint ventures and funds (GRI less ground rent costs) ) 142 153
Total Gross Rental Income less g?:iu'rﬁ rent costs [C) o 540 567
EPRA Cost Ratio lincluding direct vacancy costs) [A/C] 23.5% 18.7%
EPRA Cost Ratio lexcluding direct vacancy costs) [B/C) 18.0% 16.4%
Impairment of tenant incentives and guaranteed rent increases’ (D) 20 -
Adjusted EPRA Cost ratio (including direct vacancy costs and excluding impairment of tenant incentives and
guaranteed rent increases) [A-D)/C 19.8% 18.7%
Adjusted EPRA Cost ratio (excluding direct vacancy costs and excluding impairment of tenant incentives and
guaranteed rent increases) (B-D)/C 14.3% 16.4%
Overhead and operating expenses capitatised [including share of joint ventures and funds] - b

1 Included wathin property operating expenses in the currenl year 15 £15m [2018/19- £nill in relation to write-offs and provision against tenant incentive balances hetd by the
group ard £5m [2018/19 £nill in relation to wnite-offs of guaranteed renl increases

In the current year, employee costs in relation to staff time on development projects have been capitalised into the base cost of relevant

development assets. In addition to the standard EPRA Cost ratios [both including and excluding direct vacancy costs), adjusted versions

of these ratios have also been presented which remave the impact of the impairment of tenant incentives and guaranteed rent

increases which are exceptional items in the current year, to show the impact of these items on the ratios.
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless otherwise stated

Table C: Gross rental income

2020 2019

£m £m

Rent receivable’ 558 587
Spreading of tenant incentives and guaranteed rent increases (31 (13)
Surrender premia o - o 5 2
Grossrentalincome o e o ' - 560 576

I. Group gross rental income includes £3m of all inclusive rents relating to service charge income

The current and prior year infermation is presented on a proportionally consolidated basis, excluding non-controlling interests.

Table D: Property related capital expenditure

2020 2019

Jeint Joint

ventures VEMILIes
Group ang funds Tatal Group ard fundge Total
Em £m L £Em L I
Acquisitions 94 54 148 221 15 236
Development 156 126 282 183 Bl 274
L_ike for like portfolio’ 83 20 103 35 19 54
Qther ] ) 18 " 29 12 ) 8 20
Total property related capex ] ] ) 351 21 562 451 133 584

1 Includes £36m of flexible workspace fit-out in the current year which has been reclassified from property. plant snd equipment to property additions.

The above is presented on a proportionally consolidated basis, excluding non-controlling interests and business combinations
The 'Other’ category contains amounts owing to tenant incentives of £12m (2018/19: £7m), letting fees of £3m [2018/19: £5m),
capitalised staff costs of £6m [2018/19: £6m] and capitalised interest of £8m (2018/19: £3m].
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OTHER INFORMATION (UNAUDITED)
(Data includes Group's share of Joint Ventures and Funds)

Sales
Price Price Annual

[100%i [BLShare] Passing Rent
Since 1 April 2019 Sector £m £m £€m’
Completed
Portfolia of Sainsbury’s slores Retall 522 246 15
David Lloyd. Croydon Retail 22 27 !
Homebase, Walton on Thames Retail 20 20 1
Debenhams, Bournemouth Retail 8 8 1
Clarges? Residential Bé 86 -
Total - 658 382 18
1. BL share of annualised rent topped up lor rent frees
2. £6m of which exchanged prior to FY20.
Purchases

Price Price Annual

(100%) [BL Share] Passing Rent
Since 1 April 2019 Sector £m Em £m'
Completed
West One Offices 217 54 2
4 Orsman Road, Haggerston Offices 32 32 2
Aldgate Place, Phase 2 Residential 19 19 -
Former ToysRus unit, Stockton-on-Tees Retail 8 8 -
Sainsbury’s, Burton upon Trent Retail h ) ]
Total 281 118 5

1. BL share of annualised rent topped up for rent frees
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OTHER INFORMATION [UNAUDITED] CONTINUED

Portfolio Valuation by Sector

Change%’
Vs &
Group Funds Total
At 31 March 2020 £m £m £m H1 H2 FY
West End 4,151 53 4,204 (0.1] 15 1.4
City 300 2,269 2,569 1.3 25 3.7
Offices 4,451 2,322 4773 04 1.9 23
Retail Parks 1.115 724 1.839 (12.4) [18.8) (28.7)
Shopping Centre 753 757 1,510 [11.8) [1%.8) (29.2)
Superstores 89 - 89 (1.5] (7.7) (4.7]
Department Stores 33 - 33 (10.5) (33.3 (40.3)
High Street 133 1 134 (9.7) 111.0] (19.8
Leisure 249 19 268 0.8 (8.4) (7.1]
Retail 2,372 1,501 3,873 (10.7) (18.2) (26.1)
Residential? 147 - 147 (2.1) (0.6) (2.7)
Canada Water 34 - 364 124 (1.6) 9.8
Total 7,334 3,823 11,157 (43 (63 (0.1}
Standing Investments . 6,593 3,432 10,025 (5.2) [7.4) (12.0]
Developments 741 391 1,132 5.6 2.3 4.5

1. Valuation mavement during the year lafter taking account of capital expenditure] of properlies hetd at the balance sheet date, including developments [classifred by end

use}, purchases and sales.
7 S5tand-alone residential.

Gross Rental Income!

12 months to 31 March 2020

Annualised as at 31 March 2020

Vs & Vs &
Accounting Basis £m Group Funds Total Croup Funds Totat
West End 135 1 156 144 2 146
City 15 69 84 7 63 70
Offices L o 170 70 240 151 &5 216
Retail Parks 94 58 152 0 55 145
Shopping Centre b4 52 116 41 49 110
Superstores 3 5 10 5 Z 7
Department Stores 7 - 7 5 - 5
High Street ) - 4 & - &
Lesure 15 1 14 14 1 15
Retail 191 116 307 181 107 288
Residential? 4 - 4 4 - 4
Canada Water g - g 8 - 8
Total 374 186 560 344 172 516

1 Gross rental income will differ from annualised valuation rents due t¢ accounting adjustments for fixed & sinimum contracied rental uplifis and lease incentives

2. Stand-alone residential
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Portfolio Net Yields'?

EPRA topped Overall Net equival:E: Met
EPRAnet  up netinitial topped up net equivalent yield reversionary ERVY
initial yield yield initial yield yield mavement yeeld Growth
As at 31 March 2020 % %® Yat Yo bps %a %*
West End 35 4.1 4.1 4.2 - 4.8 2.4
City 3.2 4.0 4.0 4.5 (14 53 43
Offices - 3.4 4.1 4.1 4.4 {4) 5.0 3.2
Retail Parks 7.0 772 7.3 7.0 117 6.8 [13.6]
Shopping Centre 6.1 6.2 6.3 6.4 79 b.4 (10.2}
Superstore 6.9 6.9 6.9 5.7 38 5.6 (9.8)
Department Store 15.6 15.6 229 92 185 10.4 [19.8]
High Street 38 40 4.0 55 57 5.9 (7 8]
Leisure 53 54 6.0 5.8 27 2.1 (1.2]
Retail o 6.5 X 6.9 6.6 101 6.5 111.7)
Canada Water 34 3.4 3.4 4.0 25 4.0 (5.8)
Total 46 5.1 5.2 5.2 38 55 [4.7)
Or a propartionally consobidated basis including the Group's share of joint ventures and funds
1 Including nolional putchaser’s costs
2 Excluding commutted developments, assets held for development and residential assets.
3. Including rent contracted from expiry of rent-free periods and fixed uplifts not n Lieu of rental growth
4 Including fixed/rrinimum uplifts [excluded from EPRA definition]
9 As calculated by IPD.
Total Property Return (as catculated by IPD]
12 months to 31 March 2020 Offices Retail Tatal
% British Land iPD British Land IPD British Land IPD
Capital Return 25 {0.5) 127.3) 114.5) 110.3) i4.8)
- ERV Growth 3.2 1.3 [11.7) (5.8] (4.7 11.0)
- Yield Movement! [4bps]) [2bps) 101bps S9bps 38bps 18bps
Income Return ) 3.1 3.8 6.2 5.4 4.3 4.5
Total Property Return 5.7 3.3 (22.6) (9.8) (6.4) [0.4)
On a propartionally consclidated basis including the Group's share of joint ventures and funds
1 Net equvalent yield movernenl.
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OTHER INFORMATION {UNAUDITED] CONTINUED

Top 20 Tenants by Sector

As at 31 March 2020 retail r/oerc:I uflice:‘;::
Retail Offices o
Tesco plc! B 7.8 Facebook 7.8
Next plc 4.9 Government 6.4
Kingfisher 3.6 Dentsu Aegis® 4.4
Walgreens [Boots) 35 Visa 4.0
M&S Plc 2.8 Herbert Smith Freehills 37
J Sainsbury 2.6 Gazprom 25
Dixons Carphone 25 Microsoft Corp 2.4
Debenhams 2.5 Vodafone 2.0
Frasers 2.4 Tullett Prebon 2.0
4D Sperts 2.2 Deutsche Bank 19
TIX (TK Maxx] 21 Henderson 17
Arcadia Group 20 Reed Smith 1.7
New Look 1.9 The Interpublic Group (McCannl 1.4
Asda Group 1.7 Mayer Brown 1.4
Virgin 1.6 Skyscanner 1.3
TGI Fridays 1.5 Mimecast Ltd 1.3
Steinhoff 1.9 Credit Agricole 1.2
H&M 1.4 Aramco 1.2
Hutchison Whampoa Ltd 1.4 Kingfisher 1.2
GFS Furniture 1.3 Monzo Bank 1.1

1. Includes E3.4m at Surrey Quays Shopping Centre,

2. Taking inta account ther pre-let of 310,000 g ft at 1 Tritan Square, % of contracted rent would nse to 13.0% As part of this new letting, Dentsu Aegis have an optien to
return their existing space at 10 Tritan Streetin 2021, If this cption 1s exercised, there is an adjustment to the rent free period 1n respect of the letting at 1 Triton Square

to compensate British Land.

216  British Land Annual Report and Accounts 2020



Major Holdings

BL Share sqft  Rent (100%} Occupancy Lease
As at 31 March 2020 % ‘000 £mpa't rate %’* length yrs**
Broadgate 50 4,468 162 96.9 6.3
Regent's Place 100 1,740 80 37.1 5.3
Paddington Central 100 958 46 97.6 5.8
Portman Square 100 134 10 100.0 5.4
Meadowhall, Sheffield 50 1,500 82 96.1 4.9
Drake’s Circus, Plymouth 100 1,190 20 0.1 6.3
Teesside, Stockton 100 569 14 96.5 38
Ealing Broadway 100 540 15 92.1 38
Glasgow Fort 78 310 20 76.1 57
New Mersey, Speke 48 502 14 F4.4 5.7

1. Annuabsed EPRA contracted rent inctuding 100% of Joint Vertures & Funds
2. Ircludes accommodation urder offer or subject to asset management

3 Weighted average to hirst break.

4 Excludes comrmitted and near term developments,

Lease Length & Occupancy

Average lease length yrs

Qccupancy rate %

EPRA
As at 31 March 2020 Ta expiry To break Occupancy Occupancy'??
West End 6.4 D4 97.6 97.7
City 7.5 6.3 85.4 96.6
Offices B 6.8 5.7 929 97.3
Retail Parks o 58 55 94.1 951
Shopping Centre 6.6 52 942 956
Superstores 6.9 68 160.0 100.0
Department Stores 181 21 7.9 97.%
High Street 4.7 4.0 21.7 92.1
Leisure 14 6 14.3 3.1 93.1
Retail o 7.3 5.9 4.2 95.7
Canada Water 4.9 4.7 97.7 97.9
Total 7.0 5.8 23.6 6.6

1 Space allocated to Storey s shown as occupied where there 15 a Storey tenant in place otherwise it s shown as vacant Tolal occupancy would rise from 26.6% to 97 13%f

Storey space were assumed to be fully let
2 Includes accommedation under offer or subject to asset management.

3 Where occupiers have entered administration or CVA but are still liable for rates, these are treated as occupred. Reflecting units currently occupied but expected to

become vacant. then the occupancy rate tor Retail would reduce fram 95.7% to 94 7%, and total occupancy would reduce from 94 6% to 96.0%.
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OTHER INFORMATION [UNAUDITED] CONTINUED

Portfolio Weighting

2019 2020 2020
As at 31 March % Yo £m
West End 33.0 37.7 4,204
City 18.2 23.0 2,569
Offices B 51.2 60.7 6,773
Retail Parks 210 16.5 1,839
Shopping Centre 17.2 135 1,510
Superstores 2.7 0.8 89
Departrment Stores 0.6 0.3 33
High Street 1.4 1.2 134
Lelsure 2.4 2.4 268
Retail ) 45.3 347 3,873
Residential’ 1.0 1.3 147
Canada Water - 25 33 364
Total ) B 100.0 100.0 11,157
London Weighting i §1% 1% 7,878
1. Stend-alone residential
Annualised Rent & Estimated Rental Value [ERV)

Annualised rent fvaluation basis) £m’ ERV Em Average rent £psf

As at 31 March 2020 Greup  JVs & Funds Total Total Contracted? ERV
Woest End® 136 2 138 191 62.8 69.4
City? b YA 70 118 503 631
Offices? 142 b6 208 309 58.0 449
Retall Parks o9 58 149 140 25.0 229
Shopping Centre 62 51 113 11é 297 299
Superstores 7 - 7 5 210 17.%
Nepartment Stnres b - ) 4 6.6 4.6
High Street b - b 9 13.1 18.6
Leisure 14 1 15 15 171 16.3
Retail _ 186 110 296 289 241 230
Residential* B 4 - 4 4 447 37.4
Canada Water® 8 - 8 9 17.7 20.5
Total 340 176 516 511 30.9 33.4

1. Gross rents plus, where rent reviews are outstanding, any increases ta ERV las determined by the Group’s external valuers], less any ground rents payable under head

leases, excludes contracted rent subject to rent free and future uplift.
Annualised rent, plus rent subject o rent free.

Epsf metrics shown for office space anly.

Standalone residential

Reflects standing investment onty

(S A N ]
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Rent Subject to Open Market Rent Review

For peried to 31 March 2021 2022 2023 2024 2025 2021-23 2021-25
As at 31 March 2020 £m £m £m £m £Em £m im
West End 17 Q 23 7 ié 45 77
City 1 - - 15 11 i1 37
Offices 28 9 23 22 27 50 109
Retarl FParks 17 i 14 & 6 42 54
Shopping Centre 12 7 12 7 4 31 42
Superstores - - - 1 3 - 4
Department Stores - - 1 2 - i 3
High Street - - 1 - - 1 1
Leisure - - - - 1 - 1
Retail _ 29 18 28 16 14 75 105
Residential - 1 . - - i 1
Canada Water’ o ) - - - - - - -
Total - 57 28 51 38 41 136 215
On a proportionally consctidated basis including the Group's share of joint ventures and funds
T Reflects standing investment only
Rent Subject to Lease Break or Expiry
For period 1o 31 March 2021 2022 2023 2024 2025 2021-23 2021-25
As at 31 March 2020 £m £m £m £m £m £m £m
West End 13 29 17 14 16 5% 89
City 12 3 4 12 b 19 37
Offices 25 32 21 26 22 78 126
Retail Parks 17 I 16 25 12 44 81
Shopping Centre 14 14 14 14 7 427 63
Superstores - ? - - ?Z 2
Department Stares - 3 - - - 3 3
High Street 2z 1 1 1 1 4 6
Leisure - - - - - - -
Retail 33 29 33 40 20 95 _ 155
Residential o 3 - - - - 3 3
Canada Water' - 1 1 o1 2 - 3 5
Total - 62 62 55 68 42 179 289
% of contracted rent 10.9 10.8 9.6 11.8 7.4 31.3 50.5
On a propertionatly consolidated basis including the Group's share of joint ventures and funds
T Reflects standing investrment only,
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OTHER INFORMATION [UNAUDITED] CONTINUED

Recently Completed and Committed Developments

BL Share 100% sqft  PC Catendar CU\','::: Cost to come ERY Let
As at 31 March 2020 Sectar % ‘000 Year £m £m' £m? £m
1 Finsbury Avenue Office 50 287 Q12019 171 - 8.3 7.0
135 Bishopsgate Office o0 335 Q12020 214 - 9.7 8.7
Plymouth [Leisure) Retal 100 108 Q42019 2% 2 1.8 1.2
Total Recently Completed - ) 730 411 2 19.8 149
100 Liverpool Street Office 50 524 Q32020 378 27 19.3 154
1 Triton Square? Office 100 366 Q22021 385 49 226 218
Total Committed - _" _ 890 763 76 41.9 372
Other Capital Expenditure* ' 57

1. From 1 April 2020. Cost to come excludes notional interest as interest is capitalised mdividually on each development at our capitalisation rate.

2. Estimated headline rental value net of rent payable under head leases lexcluding tenant incentives).

3 ERV let & under offer of £21.8m represents space taken by Dentsu Aegis As part of this letting, Dentsu Aegis have an option to return their existing space at 10 Triton
Streetin 2021 1f this oplion s exercised, there 1s an adjustment to the reni free peniod in respect of the letting at 1 Triton Square to compensate British Land.

4. Capex committed and underway within our investment portfalio relating to lessing and asset management

Near Term Development Pipeline

Current Let & Under

BL Share 100% sq ft Earliest Start Yalue CosttoCame ERV Offer
As at 31 March 2020 Sector Y ‘000 On Site £m €m’ £€m? £m Planning Status
Norton Folgate Office 100 336 Q32020 95 280 22.0 - Consented
1 Broadgate Office 50 538 Q2 2021 EL) 230 20.0 - Consented
Aldgate Place, Phase ? Residen_tial 100 133 Q4 2020 37 95 7.0 Consented
Total NEE_Term ) 1,007 228 405 49.0 -
Other Capital Expenditure’ 22

1. From 1 april 2020. Cost to come excludes notional interest as interest s capitalised individually on each development at our capitalisation rate.
2 Estimated headling rental value net of rent payable under head leases {excluding tenant incentives).
3 Forecast capital commitments within our investment portfolio over the next 12 manths relating to leasing and asset enhancernent.

Medium Term Development Pipeline

BL Share 100% Sq ft
As at 3t March 2020 Sector % ‘000 Planning Status
5 Kingdom Street’ Office 100 438 Submitted
2-3 Finsbury Avenue Office 50 563 Consented
Eden Walk Retail & Residential Mixed Use 50 452  Consented
Ealing - 10-40 The Broadway Retail 100 303  Pre-submission
Gateway Building Leisure 100 105 Consented
Canada Water? Mixed Use 100 ) 5.000 Resolution to grant planning
Total Medium Term ) 7 6,861

1. Planning consent for previcus 240,000 sg ft scheme
2. On drawdown of the Master Development Agreement, ownership reduces to 80% with LBS owning 20% LBS ownership will adjust over time depending on level of
nvestment by Southwark.
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SUSTAINABILITY PERFORMANCE MEASURES

Sustainability performance measures

We report on all assets where we have day-to-day operational or management influence four managed portfolio] and all

developments over £300,000 with planning permission, onsite or completed in the year. The exception is EPC and flood risk data,
where we report on all assets ynder management. As at 31 March 2020, our managed portfolic comprised 83% of our assets under
management. Please see the scope column for indicator-specific reporting coverage.

Selected data has been independently assured since 2007. Selected data in the Sustainability Accounts for 2020 has been

independently assured by DNV GL in accordance with ISAE 3000 (Revised).

2020 sustainability strategy performance

Aligned to the corperate strategy, our sustainability strategy is built around four focus areas, which address major social, econemic
and envirenmental trends to create value for our stakeholders and the business. Here is an overview of our recent performance.

For our full methodology, more detailed data and the 2020 DNV GL assurance staternent, please see our Sustainability Accounts 2020

at www.britishland.com/data.

Overall o ‘
Indicators' 2020 L Lt autor
Continued inclusion in three out of four sustainability indices. DJSI Europe, 4f4 414 -
DJSI World, FTSE4Geod and GRESB ) L

Major developments on track to implement Sustainability Brief 100% 100% 22/22
O

Wellbeing [C.siorrer Urientation) R .
Indicaters’ (IR PR 2020 - ATt
Oeliver a WELL certified commercial office to shell and core, and set corporate

policy for future developments Deliver On track On track -
Develop and pilot r_etiwlv_f:yti)gip_g_-;écrifiicghon N Deliver Completed In progress -
Increase the sense of wellbeing for shoppers, retailers and occhiers at our places  Increase 85% 84% -
Define and trial a methodology for measuring pfoductivity in offices Deliver Completed Completed -
Research and publish on how dewTLo_prr{s;nt design impacts public health outcomes Deliver Completed Completed -
Pilot interventions to improve local air quality 7 3 2 Inprogress -
Injury Incidence Rate [RIDDOR] Dffices 33.96 14.77 46/46
o o Retall ] 0.00 001 57/57
Injury Frequency Rate (RIDDOR} Developments 0.04 0.12 49/52
&>

Community [Right Places) LU WS e
Indicators Sl el 2020 R it
Implement our Local Charter at key assets and major developments 100% 946% 92% -
British Land employee skills-based volunteering 20% 19% 7% -
British Land employee volunteering 0% _ 6B% 8% -
Community programme beneficiaries ] 40,076 36,358 -
Futureproofing (Capital Efficiency] Cernovarce A g
Indicators F520argens 2020 anerts o Lodal
Current new developments on track to achieve BREEAM Excellent for Offices and

Excellent or Very Good for Retail 100% 100% _97% 100%
Carben (Scepe 1 and 2] intensity reduction versus 2009 (index scored] 55% 73% 64% 73/73
Landlord energy intensity reduction versus 2009 lindex scored]  55% 55% 4h% 7373
Electricity purchased from renewable sources B 100% 6% 96% 102/106
Average reduction in embodied carbon emissions versus concept design

on major developments 15% 16% 10% -
Waste diverted from landfill: managed pr‘opert'iﬁes and developments 100% 9% 79.6% 133/141
Portfolio with green building ratings (% by floor areal 23% 18% 100%
Energy Perfermance Certificates rated F or G [% by floor area) 5% 5%  2587/3006
Portfolio at high risk of flood [% by value] B o 2% 3% 1741174
High flood risk assets with flood management plans (% by value) 100% 100% 77

1 Inthis financial year we were listed in DJSI| 2019 World and Eurepe, awarded a green star in GRESB 2019 and ranked in the top 98" percentile of FTSE4Goad 2019,
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SUSTAINABILITY PERFORMANCE MEASURES CONTINUED

23

Skills and opportunity (Expert Peoplel

ertararae

Qe ope
iansets or NS,

Indicators 2 taryets 2020 2019

People supported into employment (cumulative] 1,700 - NL745 1,232 -
Strategic suppliers agreed with terms ofic;uiriég;;pljer Code of Conduct L 100% 96% 33% -
Pricritised supplier workfarce whgiare apprentices 3% 2.1% 2.4% 147/278
Pilot 3 Living Wage Zone at a Landon campus _ Deliver ~_Piloted In progress -
Warkforce paid at least Li\;img Wage Group employees ) 100% 100% 100% -
Foundation rate Supplier workforce at managed

~ ] properties 78% 66% 101/101
Developments supply chain spend within 25 miles 66% b6% 9/10

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reporting frem the European Public Real Estate Association (EPRAJ, eight years
running. For cur full EPRA sustainability reporting, methodology and the 2020 DNV GL assurance statement, please see our

Sustainability Accounts 2020 at www.britishiand.com/data.

Selected data has been independently assured since 2007 Selected data in the Sustainability Accounts for 2020 has <
been independently assured by DNV GL in accordance with the International Standard on Assurance Engagements [ISAE]
3000 revised - Assurance Engagements other than Audits and Reviews of Historical Financial Infermation” [revised|, sBPR
issued by the International Auditing and Assurance Standards Board.
Environmental’ o
Indicators 2020 Pa FRIY los_oten -
Total electricity consumption [MWh) 151,504 154,532 162,833 102/106
Total district heating and cooling co}}sqmpuon [MWh] B 0 o 0 0 -
Total fuel consumption (Mwh) 37,156 36,290 37.500 81/85
Building energy intensity (kWh) Offices fper m] 102.99 136.40 14571 3N
Retail - enclosed [per m?) ] 132.10 149.02 156 48 8/8
Retail - open arr [per car parking space| 160.46 161.06 16813 34734
Total direct [Scope 1iligrreiernhouse gas emissions [tonnes CO.e] 6,945 6,556 6,967 81/85
Total indirect [Scope 2) Location based_ 15,373 20,258 27.301 102/106
greenhouse gas emissions
(tonnes CO.el Market based o 669 1,549 1875  102/106
Greenhouse gas Intensity from Dffices [per m? ) 0.032 0.044 0 055 31/31
building energy consumption Retail - enclosed (per m] 0.037 0043 005 8/8
ltonnes CO.el _ Retall - open ar [per car parking space] 0.044 0,049 0062 34034
Total water consumplion [m?) 814,658 553,282 616,221 74176
Building water intensity [mg) Offices [per FTE] . 121 14.09 15.54 30/30
Retail - enclosed [per 10,000 visitars] 13.5 ne Nr 8/8
e Retail - open air [per 10,000 visitors) 15.4 ne Nr 18/19
Total non-hazardous waste by 10,065 10,818 11,207
disposal route {tonnes and %) Re-used and recycled 58% B7% 56% B85/90
7,368 8,182 8,887
Incinerated L 42%  43% 44% 85/90
2 2 6
Landfilled 0% 0% 0% 85/90
Total hazardous waste 8 S
by disposat route [tonnes and %l Re-used and recycled B4% ) 44% nr _85/‘?[)
- 2 7
Incinerated ) 16% - Bé% nr 85/90
0 0
. Landfilled ~ 0% 0% nr 85/90
Sustainably certified assets - Ato B 25% 22% 23%  2587/3006
Energy Performance Certificates o E 70% 799, 72%  2587/3006
(% by floor area) FloG 5% 5% 5% _ 2587/3006

1. As per EPRA best practice recommendations, total energy and waler dalta covers energy and water procured by British Land. Energy and carbon intensity data covers
comrmon parts and shared services for Offices and common parts for Retail. Water intensity data covers whole buildings for Offices and comman parts for Retail,

Per m? comprises net internal areas for Offices and common parts for Retait.
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Social

Indicators 2020 N P
Employee diversity - gender Male o 49% 48% 51% -
Female 51% 52% 9% -
Employee gender pay ratio [median E)gé_yt\ye Directors . . - - - -
remuneration, female to malel Senior management 89% 87% 89% -
_ Middle and non-management M% 7% £9% -
Employee training iav;&e hours 23.6 13.4 14.2 -
Efﬁ@yéeanngﬁlﬁeﬁormance review _100% 100% 100% -
Employes new hires rate 12% 17% 20% -
Employee turnover - departures rate _ 1_ B o 12% 19% 5% -
Employee health and safety Absentee rate - 1% % 1% -
Injury frequency rate . 0 ) g 0 -
Lost day rate . 0 3.68 0 -
_Waork-related fatalities o 0 0 0 o
Asset health and safety S Proportion subject to health 100% 100% 100% 100%
and safety review (%) L ) o o
S Incidents of non-compliance 1 0 0 100%
Progress implementing our Implement our Local Charter at key assets Charter
Local Charter at key assets and and major developments {% pragress) 4% 72% updated -
major developments Proportion of managed portfolio [floor area) 80% 83% - 1017101

where Local Charter or other comrmunity
activity implemented

Governance Annual Report and Accounts

Indicators s

Composition of the highest governance body Board's Executive and Non-Executive Directors page 92
S - _ Tenures of Non-Executive Directors page 107,
Neminating and selecting the highest governance body Appointment process for new directars page 106.
Corporate-level performance o _ e - - -
Frocess for managing conflicts of interest Board procedure for managing conflicts of

interest page %9.
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TEN YEAR RECORD

The table below summarises the last ten years’ results, cash flows and balance sheets.

2020 2019 2018 2017 2016 2015 2014 2013 2012 2011
£m £m £m Em £m £m €m £m €m £m

income! o _ ] .
Gross rental income 560 576 613 643 654 618 597 567 572 541
Net rental incorne 478 532 576 610 620 585 562 541 B4 518
Net fees and other incame 13 10 15 17 17 17 15 15 17 18
Interest expense [net] o (111 1121)  (128) (151] (180] (2013 (202)  [(208]  (218)  (212]
Administrative expense (74) (81] 183 (84) (94] (88] (78] (76} (74 (48]
Underlying Profit 306 340 380 390 363 313 297 274 269 256
Exceptional costs
[not included in Underlying Profit) - - - - - - - - - -
Owidends declared 148 298 302 296 287 277 266 234 231 231
Summarised balance sheets
Total properties at valuation'? 11,177 12314 13,714 13,940 14,648 13,677 12,040 10,499 10,337 2572
Net debt (3,854F  (3,521) (39731 i4,223) 14,765) [4918] [4.8901 (4.266) [4.690) (4173
Other assets and liabilities (110) [146) (183) (2191 191 278 (123) (266] (266) 12981
EPRA NAV/Fuily diluted adjusted -
net assets 7,213 8,649 7.560 7,498 10,074 7,035 7,027 5567 5,381 5,101
Cash flow movement - Group only
Cash generated from ogeraticns 404 617 357 379 341 318 243 197 214 182
Other cash flows frormn operations 29) 4 2 18] (£7] 133) [24) (7) (5) 28
Net cash inflow from
operating activities 375 413 353 343 294 285 219 190 206 210
Cash (outflow] inflow from capital
expenditure, investmeants,
acquisitions and disposals (361) 187 346 470 230 111] (6401 (202) {547) (2401
Eyuily dividends paid (208) (798) (304] (295) {235 [272R] [159] [203) 712l 39l
Cash inflow {outflow] from 7
management of liquid resources
and financing ) 232 [365] (404] (538) (283] 20 607 213 430 157
|Decrease] increase in cash?® (491 137 19 - & [34] 7 2] 77 12
Capital returns
[Reduction] growth in net assets? (16.61%  [9.5]% 0.7% B.71% 11.5%  2B.4% 17.8%  10.9% 5.5% 15.7%
Total return 11.01% 13.3)% 8.9% 27%  142%  245%  200% 4 5% 9.5% 19.7%
Tetal return - pre-exceptional [11.0)% [3.3)% B8.9% 2.7% 14.2% 24.5% 20.0% 4.5% 9.5% 17.7%
Per share information N . -
EPRA net asset value per share 774p 705p 267p ?15p 219p 829p 488p 5%6p 595p 547p
Mernorandum -
Dividends declared in the year 16.0p 310p  301p 29.2p 284p 27.7p 27.0p 264p  260p 26 0p
Dividends paid in the year 31.5p BD.Sﬁ 29.6p 288p 28.0p 27.3p 26.7p 26.3p 26.0p 26.0p
Diluted earnmings ' ' ' ' )
Underlying EPRA earnings per share 32.7p 34.5p 37.4p 37.8p 34.7p 30.6p 29.4p 30.3p 29.7p 28.5p
IFRS [loss) earnings per share® (110.0)p  [30.0]p  485p 1470 1197p  1673p  110.2p 31.5p 53.8p 95.2p

[V S

Including share of joint ventures and funds.

. Represents movernent in diluted EPRA NAY.

Including surplus over book value of trading and development properties
Including restatermnent in 2016 and exceptianal finance costs in 2009 £119m.
Represents movemenl in cash and cash equivalents under IFRS and movements in cash under UK GAAP.
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SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2020

Number Balance as at
2020721 af holdings %  31March 2020" %
1-1,000 4,955 54.58 2,100,543 0.22
1,001-5,000 2,636 29.04 5,804,849 0.462
5,001-20,000 637 7.02 6,317,738 0.7
20.001-50.000 232 2.56 7,439 394 0.7%
50,001-Highest - 618 681 914,275,573 97.69
Total 9,078  100.00 937,938,097 10000
Halder type
Individuals 5,580 4150 101146522 1.08
Nominee and
institutional
Investors ) 3,498 38.50 927821575 98.97
Totat 9,078 100.00 937.938097 10000

1 Excluding 11,266,245 shares held in treasury

Registrars
British Land has appointed Equiniti Limited [Equiniti] to

administer its shareholder register. Equiniti can be contacted at:

Aspect House
Spencer Road
Lancing, West Sussex BN99 6DA

Tel: 0371 384 2143 (UK callers]
Tel: +44 [0)121 415 7047 (Overseas callers)

Lines are open from 8.30am to 5.30pm Monday to Friday
excluding public holidays in England and Wales,

Website: www.shareview.co.uk
By registering with Shareview, shareholders can-

- wiaw your British Land shareholding online
- update your details
- elect to receive shareholder mailings electronically

Equiniti is also the Registrar for the BLD Property Holdings
Limited Stock.

Share dealing facilities

By registering with Shareview, Equiniti also provides existing
and prospective UK shareholders with a share dealing facility for
buying and selling British Land shares online or by phone.

For more information, contact Fquiniti at www.shareview.co.uk/
dealing or call 0845 603 7037 [Monday to Friday excluding public
holidays frem 8.30am to 4.30pm]. Existing British Land
shareholders will need the reference number given on your
share certificate to register. Similar share dealing facilities are
provided by other brokers, banks and financial services.

Website and shareholder communications

The British Land corporate webhsite contains a wealth of
material for shareholders, including the current share price,
press releases and information on dividends. The website can be
accessed at www.britishliand.com.

British Land encourages its shareholders to receive shareholder
communications etectronically. This enables sharehotders

to recewve information quickly and securely as wellas in a

more environmentally friendly and cost-effective manner.
Further information can be obtained from Shareview or the
Shareholder Helpline.

ShareGift

Shareholders with a small number of shares, the value of
which makes it unecenomic to sell them, may wish to consider
donating their shares to charity. ShareGift is a registered
charity [No. 1052686] which callects and sells unwanted shares
and uses the proceeds to support a wide range of UK charities.
A ShareGift donation form can be obtained from Equiniti.

Further information about ShareGift can be obtained from their
website: www.sharegift.org.

Honorary President

In recognition of his work building British Land into the industry
leading company it is taday, Sir John Ritblat was appointed as
Honorary President en his retirement from the Board in
December 2006.

Registered office

The British Land Cempany PLC

York House

45 Seymoaur Street, London W1IH 71X

Telephone: +44 [0)20 7486 4446
Registered number: 621920

Website: www . britishland.com
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SHAREHOLDER INFORMATION CONTINUED

Dividends

As a REIT, British | and pays Property 'ncome Distribution (PID)
and non-Property Income Distribution inen-PI10] dividends More
information an REITs and PIDs can be found in the Investors
section of our website at www.britishland.com/investors/dividends.

British Land dividends can be paid directly into your bank or
building society account instead of being despatched to you by
chegue. More information about the benefits of having dividends
paid directly into your bank or bullding society account, and the
mandate form to set this up, can be found in the Investors
section of our website at www britishland.com/investors/
dividends/dividends-direct-to-your-bank.

Scrip Dividend Scheme

British | and may nffer sharehglders the cpportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time.
The Scrip Dwidend Scheme allows participating sharehelders
to recelve additional shares instead of a cash dividend.

For more information please visit the Investors section

of our website at www britishland.com/investors/dividends/
scrip-dividend-scheme.

Unsolicited mail

British Land i1s required by law to make its share register
available on request to other organisations. This may result in
the receipt of unsolicited mail. To Limit this, shareholders may
register with the Mailing Preference Service. For more
information, or to register, visit www.mpsonline.org.uk.

Shareholders are also advised to be vigilant of share fraud which
includes telephone calls offering free investrment advice ar
offers to buy and sell shares at discounted or highly inHated
prices. If it sounds too gocd to be true, it often is. Further
infermation can be found on the Financial Conduct Authority’s
website www fca.org.uk/scams or by calling the FCA Consumer
Helpline on 0800 111 6768,
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Tax

The Group elected for REIT status on 1 January 2007, paying

a £308m conversion charge to HMKC in the same year. As a
consequence of the Group’s REIT stalus, lax is not levied within
the corporate group on the qualifying property rental business
but s instead deducted from distributions of such income as
Property Income Distributions to shareholders. Any income
which does not faltwithin the REIT regime is subject to tax
within the Group in the usual way. This includes profits on
property trading activity, property related fee income and
interest income. We continue to pass all REIT tests ensuring
that our REIT status s maintained.

We work proactively and openly to maintain a constructive
relationship with HMRC. We discuss matters in real-time with
HMRT and disclnse all relevant facts and circumstances,
particularly where there may be tax uncertainty or the law is
unclear. HMRC assigns risk ratings to all large companies.
We have a low appetite for tax risk and HMRC considers us to
be Low Risk’ la status we have held since 2007 when the
rating was first introduced by HMRC).

Further information on our Tax Strategy can be found in Our
Approach to Tax Strategy at www britishland.com/governance.



Forward-looking statements

This Annual Report contains certain [and we may make other
verbal or written] ‘forward-looking’ statements. These forward-
looking staternents include all matters that are not historical
fact. Such statements reflect current views, intentions,
expectations, forecasts and beliefs of British Land cancerning,
among other things, our markets, activities, projections,
strategy, plans, initiatives, objectives, performance, financial
congition, liguidity, growth and prospects, as well as
assumptions about future events, Such forward-laoking’
staternents can sometimes, but not always, be identified by their
reference to a date or point in the future, the future tense, or the
use of forward-leoking” terminaclogy, including terms such as
‘believes’, ‘considers’, ‘estimates’, ‘anticipates’, 'expects’,
forecasts’, ‘intends’, ‘continues’, ‘due’, ‘potential’, ‘possible’,
‘plans’, ‘seeks’, ‘projects’, ‘budget’, ‘goal’, ‘guidance’, trends’,
‘future’, ‘outlook’, 'schedule’ target’, 'aim’, 'may’, likely to",
‘will’, 'would’, ‘could’, 'should’ or similar expressions or in each
case their negative or other variations or comparable
terminclogy. By their nature, forward-looking statements
involve inherent known and unknown risks, assumptions and
uncertainties because they relate to future events and
circumstances and depend on circumstances which may or may
not occur and may be beyond our ability to control, predict or
estimate. Forward-looking statements should be regarded with
caution as actual outcomes or results, or plans or objectives,
may differ materially from those expressed in or implied by such
statements. Recipients should not place reliance on, and are
cautioned about relying on, any forward-locking statements.

Important factors that could cause actual results [including the
payment of dividends), performance or achievements of British
Land to differ materially from any outcomes or results
expressed or implied by such forward-looking statements
include, among other things: (a] general business and political,
social and economic conditions globally, (b the consequences of
the referendum on Britain leaving the EU, ¢} industry and
market trends {including demand in the property investment
market and property price volatility), [d) competition, {e] the
behaviour of other market participants, (fl changes in
government and other regulation including in relation to the
environment, health and safety and taxation (in particular, in
respect of British Land's status as a Real Estate Investment
Trust), [g) inflation and cansumer canfidence, [h} labour
relations and work stoppages, {i] natural disasters and adverse
weather conditions, [j) terrorism and acts of war, (k] British
Land’s overall business strategy, risk appetite and investment
choices in its portfolio management, (U legal or other
proceedings against or affecting British Land, (m) reliable and
secure IT infrastructure, [n] changes in accupier demand and
tenant default, (o] changes in financial and equity markets
including interest and exchange rate fluctuations, (p] changes in
accounting practices and the interpretation of accounting standards,
[g] the availability and cost of finance and [r] the consequences
of the Covid-19 pandemic. The Company's principal risks are
described in greater detail in the section of this Annual Report
headed "Effective Risk Management™ on pages 78 to 81
linclusive). Forward-looking statements in this Annual Report,
or the British Land website or made subsequently, which are
attributable to British Land or persons acting on its behalf,
should therefore be construed in ight of all such factors.

Information contained in this Annual Report relating to British
Land or its share price or the yield on ifs shares are not
guarantees of, and should not be relied upon as an indicator of,
future performance, and nothing in this Annual Report should
be construed as a profit forecast or profit estimate, or

be taken as implying that the earnings of British Land for the
current year or future years will necessarily match or exceed
the historical or published earnings of British Land. Any
forward-looking statements made by or on behalf of British
Land speak only as of the date they are made. Such forward-
looking staternents are expressly qualified in their entirety by
the factors referred to above and no representation, assurance,
guarantee or warranty is given in relation to them (whether by
British Land or any of its associates, Directors, officers,
ermployees or advisersl, including as to their completeness,
accuracy, fairmess, reliability, the basis on which they were
prepared, or their achievement or reasonableness.

Other than in accordance with our tegal and regulatory
obligations (including under the UK Financial Conduct
Authority’s Listing Rules, Disclosure Guidance and
Transparency Rules, the EU Market Abuse Regulation, and the
requirements af the Financial Conduct Authority and the Landon
Stock Exchangel], British Land does not intend or undertake any
obligation to update or revise publicly forward-looking
statements to reflect any changes in British Land’s expectations
with regard thereto or any changes in information, events,
conditions, circumstances or other information on which any
such statement is based (regardless of whether those forward-
looking statements are affected as a result]. This document
shall not, under any circumstances, create any implication that
there has been no change in the business or affairs of British
Land since the date of this document or that the information
contained herein is correct as at any time subseguent to

this date.

Nothing in this document shall constitute, in any jurisdiction,

an offer or solicitation to seltl or purchase any securities or other
financial instruments, nor shall it constitute a recommendation,
invitation or inducement, or advice, in respect of any securities
or other financial instruments cor any other matter.

The Annual Report has been prepared for, and only for, the
members of Brtish Land, as a body. and no other persons
British Land, its Directors, officers, employees or advisers do
not accept or assume responsibility to any other person to who
this document is shown or into whose hands it may come, and
any such responsibility or liability is expressly disclaimed.
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