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Underlying EPS

32.7p

2019 34 95

IFRS loss after tax

£(1,114)m

2009 £3200m

Underlying Profit

£306m

20409 L340

EPRA NAYV per share

774p

2009905

IFRS net assets

£7,147m

Totat accounting return

(11.01%

209 (340 20149 F8,.089m

- — - - - -— — !
IFRS EPS Dividend per share i
{110.0)p 15.97p
2019: [30.00p 2015 31 .00p

Senior unsecured Carbon intensity reduction
credit rating versus 2009

A 73%

2019 A 20179- 540
Bright Lights skills and
employment programme

504

people supported with work
2019 38%

Customer
satisfaction

8.3

sN9-8200

Presentation of financial information

The Group financial statemenis are prepared under JFRS where the
Group’s mterestsin joint ventures and funds are shown as a single une
e on the incame statement and balance sheet and all subsidianies are
consolidated at 100%.

Management considers the business princapally on a proportonally
consolidated basis when selting the strategy. delerrmimng anrual prioritics,
making investiment and financing decisions and reviewing performance.
Thisincludes the Groun's share of yoint ventures and funds on a bne-by-line
basis anoexcludes non controlling interests in the Group’s subsidianes

The tinancial key performance mdrcatars ara also presented an this basis.
Fefer tothe Financial review far a discussion of the 1IFRS results,

We cupplerment our IFRS figures wath non-BAAP measures, which managerment
Lses internally IFRS measures are labelled a5 such See aur supplermentary
aisclosures which start on page 707 for reconcihations, and the glossary
found at www brihishland com/glossany.

Integrated reporting

We integrate secial and environmental inforrmation throughout this Reportin
line with the International Integrated Reporting Framework. This reflects
how sustainability 15 integrated into our placemaking sirategy, governance
and business operations. Qurindusiry-leading sustamability strategy 15 a
powerfultool te deliver lasting value for all our stakeholders.

Disclaimer: This Report was signed off by the Board an 26 May 2020
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At British Land, our purpese 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 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.

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

Our customers
Communities, partners and suppliers
Our people

Shareholders

and Aoyl PDens
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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, on along
term, sustainable basis.

Qur assets

Managed

£14.8bn

22.8m £516m

sq ft of floor annualised
space rent

1]
96.6%  5.8yrs
occupancy average lease
rate length

41,500

people work across British Land
campuses

76%

of our portfolio is in London
and the South East

8m

sq ft pipeline of development
opportunities across the portfolio

British Land Annual Report and Accounts 2020

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.

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 s 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, including cur 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
i scheme in zone 2

Reac more about hew we engage with our slakeholaoers
sn page 37

i ‘ Broadgate

l |32 acre office-led campus

‘ 'adjacent to Liverpaol Street

| station, with Cressrail on site Employee
engagement score

759

Regent’s Place

13 acre office-led campus in London's
Knowledge Quarter

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

SINGLE USE ASSET 16%

MULTI-LET 9
RETAIL 30% OTHER

RETAIL
5%

RETAIL PARKS SHOPPING CENTRES
16% 14%

Sp-

Employees who
§ are proud to work
at British Land

M1%

British Land Annual Report and Accounts 2020 3
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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 arud 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 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 spuce and deliver value
over the long term.

British Land Annual Report and Accounts 2020

After six years on the Board, this has
been an extraordinary start to my
Chairmanship. In recent rmonths, our
husiness has faced challenges on an
unprecedented scale as a result of the
Covid-19 crisis, but | am extremely proud
of the way our people have responded.
Without exception, they have delivered
day in, day out often in extremely difficull
circumstances. Nevertheless, itis
inevitable thal our business, itke many
others, will be impacted. However, we
have worked hard over several years to
strengthen our balance sheet, refine our
portfolio and re-focus our strategy,
meaning we are well placed to respond
to the current challenge, today and

long term.



Rohust financial position

We finished the year on a sound financial
footing. Our loan to value |5 34% and we
have access to £1.3bn of cash and
undrawn facilities with no need to
refinance until 2024, and significant
headroom against Group level
covenants 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 clanty
on the cutlook, the Board felt it wes the
most appropriate course of action

This should also be seen in the conlext
of our status as a REIT and our broader
approach to capital allocation. The Board
is mindful of the importance of the
dividend to many shareholders, and will
seek to resume dividends at an appropriate
level as soon as there is sufficient clarity
of outlook. For this we would need to
ace o 3ignificant immprovertnent n rent
collection and have more visihility on the
post lockdown productivity of our assets,
principally how quickly retail custamers
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.
QOur 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. Inevitably, actrty has
slowed since March, but we are confident
that demand for well connected, world
class space invibrant and attractive
locations will endure over the tong term.
With developments now 88% pre-let, we
are well placed lo embark on the next
stage of our programme and would look
to commit to 1 Broadgate and Norton
Folgate when the time is righl.

At our campuses, gur focus is on
creating naighbourhoods where
businesses and their people can thrive,
In today’'s market as more occupliers
seek buildings which are sustainable
and support wellbeing, our space stands
out. | was delighted that 1 Triten 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
impartant milestones, with a resolution
to grant planning for our overall
masterplan as well as confirmation from
the Mayor of Landan 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-19 crisis has
aceelerated the structural shift Towards
online, which increased significantly as
people stayed at home. At British Land,
we remain committed to providing
flexibility to our customers and this is
clearly demonstrated by our response to
these challenges. While the short term
impact of the actions we have taken so
far is 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 commitled to our strategy of
refining our Retall portfolic, but i the
current environment 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
cperational carbon intensity by 75%,
with all future developments to be

net zero emnbodied carbon and the
entire portfolio to be net 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 temporarity
suspend dividend provided us with
additienal flexibility to support our
stakeholders. This includes pratecting our
employees, supporting the hardest hit retail
and leisure customers and in turn the
communities they operate vathin, whilst
preserving long term shareholder value and
financial resilience Inview of this, the
Board has waived a portion of their salares.

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 prionties are shared by our occupiers,
our shareholders and indeed our own
people. Our strong track record in delivering
sustainable, inclusive space is already
helping te 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
national agenda for the coming months.
At the same time, we are very COnscious
of our broader respensibilities to deliver
value for our shareholders on a long
term, sustainable basis. In this context,
the enduring demand of our London
campuses, the unigue development
opportunities we have created and the
way we are integrating sustainability into
our oversll approach stand us in 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 as things develop and
flexible in our approach, including
evolving or adapting our strategy as
apprepriate. Our prudent approach to
managing the business today will leave
us in better shape for the future.

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

1. dhon

Tim Score
Non-executive Chairman

borshe Cha smas'sartisdacnes, sec soge 70
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PLACES
PEOPLE
PREFER
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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.

~
>
s

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 use business,
and are impacted by what we do: focused on three core areas:

- Office-led London campuses
- A smaller, more focused Retail portfolio, and
- A growing residential business

Our people Shareholders All on a low carbon basis

W [

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




guided by_réur strategic
fr-amework....
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Expert People Capital Efficiency

000

KDl on page 24

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
block into one of the higgest and most
sustainable office buildings tn London.
Dentsu’s new global headquarters will
consolidate their businesses into a
single hub, with more maodern and
collaborative workspace.

Suppliers

Along term relationship

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

have delivered several of cur 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 volunteered
hundreds of hours supporting local
employment and education 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

ta the park and well positioned within

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

Sustainability

A circular approach

Werking with Arup and Lendlease,

we were able to retain virtually all the
superstructure whilst also doubling the
lettable office area. We set up a pop up
factory nearby to refurbish 3,500m? cf
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 eqguivalent.

62,000

tonnes of carbon avoided over 20 years

Overall, our development and
operational efficiencies will avoid an
estimated 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 buillding.

R e ancus b v
ars ey rg e thour

stokapohder o paas 2z
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“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
British Land

I
i

i 1ts 2020
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Delivering Future
British Land

Covid-19 has brought about an
unprecedented situation for our
business and our people, as we have
had to adapt quickly to new working
conditions. One of our company values

is to be smarter together, and never has
this been more evident right across
British Land. The resilience, humour
and efficiency with which our team has
responded, many working under very
challenging circumstances, at aur
assets, or at home, has been remarkatble
- and | thank them all on behalf of the
Board and leadership team. Reflecting
the Covid- 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 affacted to protect
the long term value of our business. To
help do this, we have released smaller

British Land Annual Report and Accounts 2020

retail, food & beverage and leisure
customers from their rentat obligations for
the three months to June; the financial
impact of this in terms of last rent 15 £2m.
Recognising that many ather customers,
particularty those operating in the retail,
food & beverage and leisure sectors are
experiencing challenges as a result of
Cowvid-19, we offered to defer their March
rents, and will spread repayment over six
quarters fram September 2020, Around
£35m of rent deferrals have been agreed.

Overall, we have collected 68% of the rent
originally due for the March quarter [97% for
Oifices and 43% far Retail), which equates to
91% adjusting for rent deferred, forgiven or
rmoved to monthly payments. The balance
owing 1s primarily from strong retailers.

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. Offices saw an uplift of 2.3%
so 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 s too early to rmake fundamental
long term changes around their
requirements. However, we are mindful
that the trend towards greater flexibility
may accelerate following this prolonged
period of working from home. At the same
time, there will be a greater focus on high
guality, modern and safe environments,
which provide more space per person and
we expect lhe 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 ona
longer time frame. Supply at this end of
the market remains constrained. Where
occupiers are looking for smatier spaces,
on a shorter timeframe progress has been
delayed due to remote working, and
uncertainty around fit out and timing 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 {or health and safely reasons,
although this has now recommenced at
all major sites, including our two largest
development sites at 100 Liverpool 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 15 reduced and our
productivity is lower. 100 Liverpool Street
IS now expected to complete in calendar
Q3 2020 and subject to sacial distancing
reguirements, we are targeting calendar
Q2 2027 at 1 Triton Square. We completed
135 Bishopsgate i 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 gur development programme at
1 Broadgate and Nortan Folgate.

We benefit from the work we have done
over several years to strengthen our
balance sheet. Our leverage increased
mndestly to 34% and we have accese (o
£1.3bn of undrawn bank facilities and cash.

For our customers, ereating 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
Our 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 local neighbourhoods,
supporting wellbeing and making life more enjoyable

The flexibility to meet their needs

A range of options from unfitted to fully furnished and serviced,
and the agitity 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

Avibrant community

We work wilh our custormers and community partners to bring
people together so everycne benefits

We successfully completed our first ESG
lnked RCF of £450m and extended £975m
of facilities, providing additional flexibility
and meaning that we have no requirement
to refinance until 2024. We have significant
headroom 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 income or interest cover covenants
on the Group's unsecured debt.

Longer term, it is our view that rmany of
the macro trends that have informed our
strategy will accelerate. This includes
the growth of online 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 perttolic
especizlly assets that can play a key role

Added vatue 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 London assels located
conveniently in and around key transport
hubs. We also expect demand to polanse
towards workspace which s high quality,
modern and sustainable and supports
more flexibte working patlerns, 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 evolving or
adapting our strategy as appropriate.

British Land Annual Report and Accounts 2020 1



CHIEF EXECUTIVE'S REVIEW CONTINUED

Why mixed use?

The way people use real estate is changing and the mos¢
effective way to drive enduring demand for our 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

Attracts a skilled
workforce

_— Complementary
businesseLne_arby

For their people
g Well connected

laces to shop

@ and socialise

Safe and promotes
@ wellbeing

Near term, it is clear that the management
and maimntenance of places and buildings
is likely to become more important Lo
businesses, their custormers and their
people, as they place an even greater
fecus on the safety and guality of their
environments. As a result, our property
management expertise 15 Likely to
become even more of a positive
differentiator for our business.

Review of the year ended March 2020

Occupancy remains high at 7% across
our London campuses and 6% in Retail.
We signed 944,000 sg 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 is secured and
speculative exposure is low at just 0.6%
of portfolio value.

Reflecting the broader appeal of our
campuses, we saw strong demand for
repurposed as well as new space with

challenger bank Monzo signing at Broadgate

and Visa recommitting at Paddington
Central. Storey is operational across

297,000 sq fr and occupancy on the stabilised

portfolio is 92%. The Offices portfolic saw
an uplift in value of 2.3%, led by a strong
performance at Broadgate, up 4.7%.

Flexible and affordable

Technology-enabled

Aligned to brand

Sustainable and
eco friendly

Vibrant local 7
@l neighbourhoods

Excellent facilities
and serwces

In Retall, we have been pragmatic in our
approach ta leasing, accepting lower
rents and shorter leases where it makes
sense to maintain occupancy. Overall,
deats 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 £17.3m on an annualised
basis. Several of our customers entered
administration post year end, accounting
for a further £5.1m of lost contracted
rent. Overall, reflecting ongoing
challenges in the market and with
uncertainty heightened as a result of
Covid-19, valuaticns were down 26.1%

in Retail.

At Canada Water, our valuation increased
9.8% reflecting progress on planning
and we were delighted to receive a
resolution to grant planning an our

53 acre scheme with detailed permission
on the first three buildings. This s

a major milestone for our process

and is the culmination of five years
rmasterplanning and engagement with
the tocal community.

12 British Land Annual Report and Accounts 2020

Capital Allocation

In November 2018 we announced a

plan to reduce Retail to 30-35% of

our portfolio over the medium term
Because of valuation declines in Retall,
we have now reached this level
However, that does not mean we have
achieved our aspirations and over time
retaﬂ sales. Our revised plan s for Retall
to comprise 25-30% of the portfolio.

We have made £296m of retail disposals
[our share) in the year, bringing total
retail sales since we set out our ptan in
November 2018 to £670m. Making sales
is more challenging in the current
market, with a lack of liquidity and
depressed values, and so our immediate
focus will be on driving value through
Intensive asset management, keeptily
our centres as full as possible and
exploiting demand for assets which
support instore fulfilment and click

and collect.

In March, the Board toak the difficult
decision to lemporarily suspend the
dividend. This was the appropriate
course of action given the circumstances
and uncertainty of outtook despite our
financial resilience and performance
during FY20. Going forward, the Beard
understands the importance of the
dividend to shareholders and is mindful
of our cbligations as a REIT. We will seek
to resume dividends at an appropriate
level as suun as Lhere is suffioent clarity
of outlock For this we will need to

see a significant improvement in rent
collection and have mare visibility on the
post lockdown 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
London; our development pipeline is
focused on further enhancing these
places, and is unmatched in scale and
optionality; we have a robust financial
position and a broad range of skills
and expertise across our 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

Our 23m sq ft portfolic of high quality 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 Foon ket 'rH]

B 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

7.1m sq ft 3,000

A well positioned development pipeline, with opportunities
across our portfolio

We have created attractive options 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

880/ 4 2 Read zhout cur proeling of
0 u p deveoprenls an page 26

British Land Annual Report and Accounts 2020 13



BUSINESS MODEL

Designed for positive,
sustainable long term
outcomes

- = -
Our key inputs Our portfolio

Financial strength A diverse and high guality portfolic with a focus on

- Strong financial feoting 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 [ Lohrdorn cémpu5e$ 7

- Part .

artners B Standalone offices
Expert People B Canada Water & Residential
- Broad range of skills, experience Retail Parks

and perspectives

- Diverse and inclusive environment
where people can achieve
their potential

- Culture of teamwork and

B Shopping Centres
Other retail

I‘Londo'n and South Eést N

collaboration




Our differentiators Positive outcomes
for stakeholders

Great places, inside and out,
developed and managed on a

=

N suslainabie basis, which help
éb our customers
&
£ PLACES

PEOPLE
PREFER

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

) e Our people
nage our 5‘)3 A diverse and inclusive warkplace,
where pecple can achieve their
full potential
Invest and develop Manage our space Placemaking
- Creating - Right mix of uses - Design-led places
development and occupiers in tune with modern
opportunities - World class property lifesty!es Shareholders
- Sourcing attractive managerment - Enhancing and 75 Sustamable leng term income
investments - Appropriate facilities enlivening our and value creation
- Allocating capital and services space to create a
to deliver growth positive experience
and returns - Minimising our
- Smart and impact on the
sustalnable environment
buildings - Connecting to

local communities




«NIplaTelning

NG

Folgate

Dealing with Covid-19

We have prioritised the safety of our people
and their families bul have managed Lo keep
all bul two of our Retail places open to provide
access to essenhal stores including
pharmacies and supermarkets. All our London
campuses remain open for access. We have
worked closely with customers, partners, local
cornmunities and organisations around our
places to provide help where it 15 most needed
and ensure that it 15 delvered most effectively.
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Broadgate Tower, Broadgate

Broadgate is a 32 acre campus
owned in a 50:50 joint venture with
GIC. ttis adjacent to Liverpool Street
station with access to Crossrail

and close to the vibrant areas of
Shoreditch and Spitalfields. Newest
occupiers on the campus include
advertising agency McCann and

[T security company Mimecast.

yy &

People work at
Broadgate

72

Office occupiers
at Broadgate

1.imsqft  50%

Recently completed/ Joint venture
committed development  with GIC

Tmsqft+

Near and medium
term development
opportunities

Britieh Land Annual Report and Accounts 2020
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Canada Water Masterplan

Our 53 acre site at Canada Water is one of the
largest mixed use regeneration projects in
 ondon. We received a resolution to grant
planning for our overall masterplan in the year
which will delver 3,000 homes alongside retail,
leisure and workspace. A new partnership with
TEDI-London will bring this design-led,
engineering higher education provider to
Canada Water.

British Land Annual Repart and Accounts 2020

3,000

New homes

5m sq ft

Development opportunity

2m sq ft

Workspace

1m sq ft

Leisure & Retait space
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Meadowhall, Sheffield

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

926%

Occupancy

50%

/X Jointventure __~
35 e with Norges——

Tourists visit Bath
each year
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Fort Kinnaird, Edinburgh Ealing Broadway, Londo
Destination retait and leisure centre with strong local connections. Well ¢ cled e .
QOver 1,800 children have benefitted from our award-winning Young Readers underground and Crossrail, - - - °
Programme here since 2012 and through our Recruitment & Skills Centre Ealing is regenerating and

we have supported local people into employment. our longer term plans will

increase the mix of uses.

Paddington Central
Il et

ancd

Peaple work at Paddington Central

27

Office occupiers

438,000 sq ft

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

A 13 acre office-led campus in Londen’s Knowledge
(Juarter, a cluster of academic and scientific
nstitutions in the Wesl End. The carmpus has been
substantially redeveloped in recent yaars, including
10-30 Brock Street, which is now home to Facebook,
Sanlander and Manchester City FC.

11,500

People work at Regent’s Place

30

Office occupiers

366,000 sq ft

Development at 1 Triton Square

\l

_ . . "
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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 tnereasing the range of uses at our places to reflect the changing
way peaple 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 Plans for 3,000 homes
COre High guality, well , at Canada Water with
located assets focused further opportunities within

y on well connected our portfolio
and leisure offerings multi-let places

Storey - Flexible workspace

The evolution of our portfolio

British Land British Land portfolio
portfolio today of the future

B Campus focused W Campus focused
London Offices 58% - London Offices 55-60%

B Storey 2% ’ B Storey 5%
M Retail 30% B Retail 25-30%
M Canada Water & Residential 5% B Canada Water & Residential 10%

The indicative business rmix for the fulure portfolio was announced in November 2018 and based on September 2018 values, it 1s 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 those customers hardest hit with maore flexible
rentzl provisions and we are providing funding to lecal communities most in need through our Community Investment
Fund. We are providing the resources cur people need to work effectively frem herne as well as the networks which help
them feel connected to the broader team. We have demenstrated our thoughtful and disciplined approach to capital
allocation and benefit from the work we have done over several years to 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
arganisations which have taken space at our places. We also
consider carefully the needs of the people who work, shop at
or visit our places and the communities whao live in the
surrounding rieighbourhoods. We have developed a deep
understanding of how people use our space which informs our
approach to managing cur assets and guides our investment
activity. This means we are always focused on the customer
and deliver places that are successful and sustainable
long term.

o Expert People
8@% Changing the way we work

Our 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
development and in creating a working environment that
supports wellheing and inclusion which we articulaie in our
values [see page 34). We also recognise the importance of
Investing in tomorrow’s workforce for our customers, suppliers
and local partrers.

=]

77 Stakeholders: Aligned to our people

#2  Sustainability: Aligned to skitls and opportunity

Right Places

Creating great environments

Our insight into the customer helps us identify places
which can succeed long term. This underpins our focus on our
Londan campuses, where we can manage the environment to
deliver a broader mix of uses enabling people to combine their
work and leisure time, reflecting modern London lifestyles. We
apply the same principles to our Retarl 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 itlustration
of this approach.

Capital Efficiency

@ Thoughtful use of capital

We are thoughtful in our 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 portfolio, which
typically deliver stronger returns, slthough are inherently
higher risk. We balance this against acquisition cpportunities
we see in the market and investing in our own portfolio by
huying back shares. At the same time, we monitor our leverage
in the context of wider decisions made by the business.

L’j’: Stakeholders: Aligned to shareholders

Gﬂ Sustainability: Aligned to futureproofing
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STRATEGIC PERFORMANCE AND KPIS

Monitoring our progress

Achievements Develop our Smart Places product Progress developmenits, focusing on London campuses
against last year's - Smart-specific guidance documents produced for - 135 Bishopsgate completed; 100 Liverpool Street
priorities internat leams and supply chain close to completion (delayed due to Cowd-19]

- Smart-enabled our head office, which will enable - Enahbling works commenced at Norton Folgate

5 t = - o o
us to control and manage space remolely Refine and re-focus our Retail business

- Selected partner for gur Campus app  E29m sales of non-core assels

Strengthened our operational expertise

~ Storey operational across 297,000 sq fiincluding Progress at Canada Water
Storey Club and our first standalone building at - Achieved resolution to grant planning for our
Wells Street, W1 Mastarplan and cnnficmatian that it will not be
- Property Management business now fully integrated called in by the Mayor
Performance Customer satisfaction Total property returns m
We extensively survey our customers and other We have underperformed the PO benchmark this
users of our places to assess our performance and year by 600bps, reflecting the continued strength of
identify opportunities for improvement. industrials where we have no exposure
2020 2020 16.41%
7019 8.2 out of 10 2019 10.9]4%s

208 8.1 out of 10 2018 7.0%

Speculative development commitment

Developrnent supports value and future income growth,
but adds risk. We keep our committed development
exposure at less than 15% af our investonent portfolio,
wilh a maximum of 8% developed speculatively.

% of standing investments

2020 0.6% €0.1bn
20198 2.3% £0.3bn
2018 45% £0.6bn
Future priorities - Incorporate sustainability principles as standard - Make further disposals in retail to progress aur
within our leasing offer plan to deliver a smaller, more focused
~ Develop our Smart Places product to become an Retail business
integral part of our campus offer - Continued investment in campus development
- Active networks supporting our customers, including 1 Broadgate; progress at Norton Folgate
communities and suppliers - Commence development at Canada Water
- Leverage our data and insights to develop - Make our places net zero carbon and increase
our office offer and support masterplanning of their resilience to climate change
major schemes
Risk indicators - Monitor concentration of exposure to individual - Property capital return and ERV growth forecasts
occuplers or sectors - Total and speculative development exposure
- Consurmer confidence - Progress of developments against plan
- Employment forecasts for relevant sectors - Execution of targeted acquisitions and disposals
- Market letting risk [vacancies, expiries, in line with capital allocalion plan
speculative development] - Review of prospective performance of indvidual

assets and their business plans

Links to remuneration: Long-Term Incentive Plan n Annual Incentive Award
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8%% Expert People

Office and Retail businesses fully integrated

Efficiencies achieved in common functions
including marketing and finance

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

Median gender pay gap reduced

Reduced (o 27 9% from 34.9% across Britsh Land

EnaBLe network formed

- Focused on providing opportunities and
excellent custorner services to all

Group

(£) Capital Efficiency oroup

Total accounting
return (TAR)

TAR s our overall
rmeasure 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.

Maintain appropriate leverage
Debt low with LTV at 34.0%

Flexible finance: £550m new debt finance
arranged, £725m of facilitres extended
£1.3bn of undrawn facilities and cash with no
requirement to refinance until 2024

Recycle capital to improve returns

£846m residential and £296m retail sales

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

Employee engagement score

5% employee engagement score, 6% higher
than the United Kingdom benchmark.

2019 75%

8 78%

2018 data was collated prior to the combination
af British Land and British Land Property
Management and relates to British Land only.

Embed Sustainability knowledge more firmly
across the business with clear team and
department abyjectives

Generate efficiencies and leverage
experience through new team structure
Continue to reduce our gender pay gap

This year our TAR was
(11.0]% comprising a
dividend of 15.97p per
share offset by a fall in
EPRA NAV of 14.5% to
774p per share.

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

2020 34.0%

2019

TAR

(11.0)%

2019 (3.31%

2018

Weighted average interest rate - proportionally
consolidated

Dur low cost of finance at 2.5% has contributed
to reducing our interest cost, supparting our
Inzncial performance. Our use of caps as well
as swaps for interest rate hedging means we
benefit if market rates remain low.

2019

2.9%

2018 2.8%

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

our strategy

Maintain balance sheet resilience with
sufficient liquidity for business requirements
Consider Sustainable and ESG linked Finance

Delivering long term,
sustainable value.

Voluntary staff turnover
Employee engagerment

Financial covenant headroom
Available facilities and cash
Period until refinancing is required

Execution of debt financing, availability and
cost of finance in the market

Read rare o our Procaipal rsks on page 82
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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.

=

Rl SRl 366,000 sq ft

|
Ve ;
by Ll‘: Ly lar

Nar

1 Finsbury Avenue

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

287,000 sq ft

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

in Shoreditch,
integrating 258,000
sq ft of office space

adjacent to Liverpool
Street station. 84%
of office space let to

135 Bishopsgate

Office-led development at Broadgate.
70% let with occupiers including
advertising agency McCann, financial
services firm TP ICAF and Italian

marketplace Eataly.

335,000 sq ft

occupiers including
financial services
firms SMBC Europe
and Peel Hunt,

law firm Milbank
and German

gym cperator,
JOHN REED.

524,000
sq ft
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alongside retail
and residential to
create a mixed use
space that draws
on the historic
fabric of the area.

336,000
sq ft



Dealing with Covid-19

In the wake of Covid-19, and ta ensure the safety and wellbeing of those warking on site, construction werk was
suspended =t all cur developments but working closely with our construction partners, we have been zbte to re-open all
our major development sites whilst adhering to social distancing measures, including 100 Liverpool Streetand 1 Triton
Sguare, but inevitably productivity is lower.

We have assembled a pipeline of attractive opportunities and when there 1s 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

E 1 Broadgate

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

538,000 sq ft

2&3 Finsbury Avenue

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

563,000 sq ft

Aldgate Place,
Phase 2

Build-to-rent,
residential-ted

scheme in Aldgale, Canada Water

delivering 159 homes The first phase comprises three buildings, delivering a
with 19,000 sg ft of mix of office, retail, leisure and residential with 265 homes
office space. planned across a range of tenures and affordability.

133,000 580,000 sq ft
sq ft

See page 65 for maore details on our development pipeline
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Understanding the needs of
our customers, our partners
and our people helps us deliver
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
governrent, media, technology and financial services and our Retail customers are
amongst 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 tocal authorities and collaborate with them ahead of any
significant projects. We wark with local suppliers wherever possible and promote social,
ethical and environmental responsibility through cur Supplier Code of Conduct.

Our people

We recognise that to deliver on our purpose, we need a diverse team, with a range of skills,
experiences, and perspectives. This underpins the way we recruit new peaple, the way we
engage with our existing team and the way we invest in and develop talent.

Shareholders

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

Dealing with Covid-19
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Customer and community stories

From the people who make our places.

Peel Hunt, Broadgate

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

“100 Liverpoot Street stood out

for us because the design was
excepiional. The floor plates
enabled us to consolidate cur
businesses onto a single level
which was a priority and it gave
us a real identity, because we're
ane of only a few companies in
the building. Plus, Broadgate

is a vibrant hub with strong
environmental credentials and
that has reat value for our people.
British Land demonstrated a real
willingness to accommadate us at
every step, and we've been thrilled
with the result.”

Steven Fine,
CEQ Peel Hunt

British Land Annual Report and Accounts 2020

A

East London Business Alliance,
Broadgate

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

“British Land glays a key rale in our
community. Over eight years, they
have parinered with us and their
suppliers and customers to
connect over 400 iocal johseekers
with employment opportunities in
and around Breadgate. More
recently, they have been working
to cushion the Covid-1%9 impact on
our communities. This includes
reinforcing support for people we
have placed into jobs aver the last
two years, connecting them to new
opportunities where needed and
delivering training so they are
resilient for the future.”

Julie Hutchinson,

Managing Director at London
Works and Skills & Employment
Director at ELBA

See pages 32 and %0 for stakchoider engagement and page 114 for worklorce engagement

Central Market,
Tunbridge Wells

Central Market provides shoppers
at Royal Victoria Place with
somewhere to meet, eat gourmet
street foad and listen to Live music
in the centre of Tunbridge Wells.

“British Land gave us the
opportunity to launch our food
market concept at Royal Victoria
Place. it's become a great venue
for local producers to trade and
for local people to meet up with
friends so we feel strongly
anchored in the local community.

British Land were incredibly
supportive throughout the
nrocess and as a new business,
that was mvaluable.”

Thibault Bouquet de Joliniere,
Initiative Group



Lendlease, 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 tearm
and construction team together to
think about how we coutd do things
differently from an early stage. They
engaged Lendlease as construction
pariner as early as possible, which
meant we could give input to the design
team and cost consultants, together
finding sclutions to probtems before
they even happened. 1 Triton Square
shows what's possible when clients
invelve the whole lifecycle team early
on and encourage everyone to work
collaboratively 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
campus including the London Shell
Company and our own Storey Club.

“At Square Mile Farms, we're improving
the wellbeing of urban communities
by integrating urban farms into the
workplace. At Paddington Central,
we work wilh occupiers on campus
to create a culture of sustainable,
low impact living, with the backdrop
of vertical, hydroponic 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 theyve helped
us engage with campus occupiers.”

Johnno Ransom,
Square Mile Farms

Mental health professional,
Canada Water

British Land works with the

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

have supported.

"While working as a therapist in the
Forensic Mental Health 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 | needed help getting it off
the ground. British Land supported me
with affordable, flexible workspace in a
great location, so it's convenient for me
and my custormers.”

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.

Our people

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

Key issues
The way people work, shap and live Sociat challenges around equality, ¢ Attracting and retaining talent in a
Is changing and they expect to do health, skills, ernployment, in-work competitive market and allowing them
more of these things in a single puverty and scclal cohesion aswell as - to fulfil their potential

place while minimising their impact envirenmental and local concerns
on the environment

Why we engage with employees

Understanding how custorner demands " Understanding what motwates our

are changing helps us to provide places - Our places thrive when our communities ermployees and how we can support

which meet more of their neads, driving and the people who support them -+ their wellbeing helps us to provide a

lorng term demand for niir apace . prosper, helping us create more supportive workplace with opportunilies
successful, inclusive places that makea | Uial ennich skills and experionce,
positive contribution to the wider hetping us attract and retain talent

neighbourhoed and attract custemers

How we engage with employees

We have undertaken 24,000 visitor I We encourage open and constructive
surveys this year. For our retail Our Local Charter and our Supplier Code discussions threughout the business;
occupters, we have built a digital " of Conduct guide how we engage with . employees have regular opportunities
platform that enables data sharing local people and partners to make a to provide feedback through company
and a BL:comm app to enable closer " positive difference. They are integrated surveys, at regular lown hall meetings or
interaction and we leverage social media inta all our placernaking plans and ' through a range of employee netwarks
to keep our customers informed acress | actwities, including community

the business engagement and partnership projects

| How we respond

o ' 1o Strategy: Aligned to
e T e - TN = =y e Expert People

: Aligned to
skills & opportunity
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Our shareholders

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

Key issues

Delivering long term, sustainable
incormne and capital growth, white
meeting investors’ expectalions around
environmental and social responsibilities

Why we engage with shareholders

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

How we engage with shareholders

Key sharehaolders regularly meet
management on a one-to-one basis,
and we engage with shareholders
mare broadly through investor events.
A range of information from financial
performance to blogs from our CEG
and people across our business Is 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

5172(1] of the Companies Act requires Cirectors of a company
to act In the way they consider, in good faith, would be most
likely 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 cenduct; and

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

The nature of our busingss means that we have a centinuous
dizlegue with a wide group of stakeholders and the views of our
stakeholders are taken into account before decisions are put to
the Board for a decision.

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

1 Whether or not the facter is a relevant factor in taking the
decision; and

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

[RS)

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

Read more about staukeholder engagement:

We discuss how stakeholder engagement has
affected Board decisions within our stakeholder
engagement statement on page %6

We outline the Company’s workforce
engagement mechanisms within the workforce
engagement statement on page 114

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
on page 36

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

HA DAL
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PEOPLE AND CULTURE

Nurturing a working
environment that supports
our culture

We remain focused on ereating a motivated and engaged workforce to

deliver our strategy.

Over the past 12 months we have
cutitinued uneke significant advances
in ensuring that British Land remains a
great place to work, so that our employees
can focus on the Company's purpose.
Employee engagement is at the core

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

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

Engagement

It is important lo us to understand what
rmotivates our employees to perform
their best. it is also important to get
feedback so that we continue to develop
as a business and support our employees.

In the year, 87% of our colleagues
took part in an engagement survey
[up from 72% the previous year]
which provided very positive results.

Qur values

Bring your whole self

- Feeliree to be ourselves -
and help others feel
the same -
- Bring alt our passion and
enargy lo what we do -
- Beopen and inclusive

i Tt M
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Listen and understand

Our overall engagernent score remained
at 78% {same as the previnus year|
whichiis 6% above the UK benchmark
score, The two areas of focus for the
future of our culture 1s to be more
catlaborative and have more effeclive
two-way communication.

Retaining and developing our employees
is important to ensure that people are
engaged in their work and are developing
their skill sets; training is key to this and
during the year aver 8,000 hours were
spent onh traiming across the Company.
We promale people internally wherever
possible, and are pleased that in the

last year we have had 68 internal moves
or promaotions, representing 12% of

the Company

Integration of Property Management
{farmerly Broadgate Estates) into
British Land

We recognise that in order to
succassfully 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 rernaining colleagues were

right team

to succeed

Be smarter together

Take the time to listen -
and feed back

Listen with respect and -
without judgement -
Base our actions on

what we learn

o’n Q' s, =
o 3.1 -

British Land Annual Report and Accounts 2020

Bring together the

Own our responsibilities
Supporl each other

L1

integrated within British Land to create a
new department, Property Management.
This inlegration bas given us the
opportunity to work more collaboratively
and flexibly with our Property Managernent
colleagues, forming closer Links between
head office and the centre managers and
estates directors.

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

Championing an inclusive culture

At British Land we are an employer that
champions dwersity and inclusivity; @
place where people can bring their whole
selves and be their best. We attract the
best lalent and support them in reaching
therr 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 exparience

- Be accountable for the
legacy we leave

X .
Z =51



Gender diversity’

Board of

Directors

2019 inner ring

2020 outer ring

1. Onan FTE basis

Senior

managers

2019 inner ring

éO;’EU’outer ring

Throughout
British Land

2019 inner ring 48%
2020 outer ring -

Note. On a headcourt basis, as at 31 March 2020, cur workforce comprises 565 employees [293 femade, 272 male), with 123 semor managers [44 famale, 79 male).
‘Senior managers represents the Executive Caomrittee, members of the British Land Leadershup Team and employees in certain other senior roles. The Board

comprises 10 members (3 fernale and 7 male]

This year British Land was named

by the Social Maobility Foundation as
one of the lop 50 employers who

have taken the most action to improve
social mohility in the workplace.

The Index ranks employers on the
aclions they are taking to ensure they
are open to accessing and progressing
talent trorm all class backgrounds and
enabling those from lower socio-ecenomic
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 to
support the Pathways to Property
programme and each year welcome
more apprentices to our business.

Faor the fifth consecutive year Chris Grigg
was ranked in the top 30 of Ally Executives
by OUTstanding. We are also proud that
our 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,
Y6% said they feel able to be themselves
at work and 81% feel comfortable
disclosing being LGBTA+ 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 relatinn to
our Diversity and Inclusion networks.

We created the "EnaBle” network (our
seventh network] to celebrate ability, as
we believe that no one should ever feel
disabled. In July 201%, members of all
seven networks showcased their current
plans and future aspirations at our
successful diversity and inclusion
canference. We have also committed to
sharing some of our networks' best
practices with occupiers on our
campuses. Following a series of on site
meetings with occupier representatives,
we have established 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, sustainabitity and collaboration,
whilst also bringing some new skills and
technigues back intec British Land.

These networks and committees
have hosted around 60 events this
year. You can read moare about this
on page 36.

Leadership

The British Land Leadership Team
(BLLT]. made up of the Executive
Commitlee and senior managers,

was formed to unlock new levels of
performance and teamwork gaing
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 1s something that
distinguishes great companies.

The team’s first task was to ensure
that commmunication and collaboration
were consistent and effective within
their departrments.

As leaders in the property industry, we
understand thal we have a responsibility
to the people whao cceupy, visit or live in/
around our spaces but also to the
environment. Our CSR Committee was
therefore established and is chaired

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

(i) is a first-class employer, [ii] is a
first-class builder of real estate,

[ii) takes into account the impact its
business has on the cormmunity, and [iv]
does all this in a sustainable manner.
Over the past year, the committee has
worked to connect the Board with the
extensive work done on employee
engagement, culture and diversity

and inclusion

One example of carnmunity engagement
is our annuzl 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 volunteer as
non-executive directors and trustees of
charities and voluntary organisations.

nthe gender pay gap see page

shlacrd com/gender-pay-gap
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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.

BROADGATE

-,
ﬁj

EnaBlLe

Our newest network ‘enaBle’
was set up in May 2019 to
celebrate ability. We focus on
the positive contributions that
people can make and
encourage a disability smart
appreach in aur workplace
and assets. We wark with our
employees, customers and
local organisations to identify
opportunities o promole
understanding and improve
our facilities. Over the last

iZ months we held a number
of events including Deaf
Awareness Day, Purole
Tuesday, and International
Day for People with Disabulities
tc raise awareness and
celebrate difference.

y

Ethnic Diversity network

Throughout the year, we
celebrated religious events
and held a series of networking
and wellbeing events to
support our ethnic minority
employees. We welcomed
renowned author Abir
Mukherjee to our offices to
discuss his thriller "ARising
Man". We celebrated Black
History Manth with a talk
fromn reporter and producer
Dr Aida Holly-Nambi, whose
wark includes 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 hosled webinars on
issues ranging from haw to
choose the right school to
managing sibling rivalry.
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8L Pride

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

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

We callaborate 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 he
transitioning. We were
thrilled to achieve & rank of
118 out of 503 submissions
in the 2020 Stonewall
Workplace Equality Index,
our highest rank yet.

See Just Like Us case
study opposite.

Women's network

This year we hosted a
number aof inspirational

“In conversation with "
tatks 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 167 employees,
helping them to recognise
colleagues who may be living
with poor mental health or be
in need of suppart. We have
introduced new stress
rmanagement and wellbeing
policies and our welibeing
roem continues to be a calm
retreat which colleagues can
use during the warking day
when they need to.



EXTENDING THE NETWORK TO OUR
CAMPUSES...

Paddington Central

At Paddington Central, 2 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 an Women,
LGBT+ and Diversity have emerged,

Regent’s Place

In June, campus occupiers including Dentsu Aegis
Network, Facebook and Lendlease joined forces with
community partners (o creale a Pride network for
Regent’s Place. This network provides a forum far
cccupiers to poolideas and rescurces which promole
inclusion. We also launched a Regen Network in
partnership with climate change group Common VC,
which 1s occupler led and has attracted support from
community groups including Global Generation, who
have space at Canada Water and Regent’s Place.

Broadgate

At Broadgate we have supported the launch and roll
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 period.

Dealing with Covid-19

Our networks have been an exceptional source of
strength and community threughout the Covid-19
crisis. From providing tips on how to homeschool
white werking 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
througheut this challenging period.

Just Like Us

ity

“British Land’'s support has had a
transformational impact on our programme
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 oppcrtunities 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 Paddington Starey Club.”

Tim Ramsey,
CEO Just Like Us

Just Like Us presented to the BL team at an event hosted
by the BL Pride network 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 pregramme.
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SUSTAINABILITY

A new approach to
sustainability

Introduction from Simon Carter

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

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

British Land can create the most benefit:

1] making our whole portfolio net zero
carbon, and 2 partnaring to grow social
value and wellbeing in the communities
where we operate. While concentrating
an these areas, we will maintain

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

Environmentally, we will accelerate the
reduction of embodied carbon in our
developments, which typically
represents around half our annual
carbon footprint. Ta this end, we have
atready committed to prioritise retro-fit
above new build, trial 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 portfolio, we are
creating a bespoke Transition Fund.

This will finance our journey to operationat
net zere carbon, imposing an actual
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,
aver the last decade the immense
opportunity we can leverage as a long
term investor in our places has become
clear. At several of our places, we have
been uniguely positioned tec bring people
and arganisations together around
common local goals, pooling rescurces,
ideas, talent and time to achieve a
shared objective.

A great example is at Fort Kinnaird,
where the award-winning Recruitment &
Skills Centre, supported by British Land
and a range of local organisations,
helped local people into employment.
Another is the enthusiasm of our
customers who continually 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 Sustainabity Accounts at

www britishland com/fdata
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Fund. From this year, this place-based
perspective will becorme our corporate
approach, and at each place we will
progressively bring lugether customers,
suppliers, community groups and
representatives with our own people to
maxirnise the locat value produced from
our shared resources. This will not only
build a stronger community for all our
stakehoiders at each place, but align us
more closely with the local narrative,
which will improve our business decisions.

And the way we think about sustatnability
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 seund financial sense.
For us, this is central to creating Places
People Prefer.

Yarrin

Simon Carter
Chief Financial Officer



Our performance on
sustainability indices

We use industry-recognised
indices to track our sustainability
performance.

., GRESB 2019:
M 4 star rating,
GRESSE Green Star
oA CDP 2019:
“‘CDP B score
MSCl MSCI ESG
£5G RATINGS .
JU Rating 2019: AAA
FTSE4Good
Index 2019:
FTSE4Good Top 98" percentile

Good progress on our 2020 targets
but more tado

Achieved or exceeded

- 73% reduction in carbon 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
itarget: 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 Local Charter
at our places [target: 100%,
investing £2.8m in our local
communities

For progress on a2l 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 our environmental
performance 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.

Our success in more than halving landlord
operational energy use per sg ft against
our 2009 baseline has contributed to a
73% decrease in the carbon intensity of
our portfolio, far beyond the 55% target we
sel and a material leap towards our net
zero carbon future.

In the communities where we work,

we have helped 1,745 people into
emptoyment and now design all our
places around seven wellbeing principles.
This helps the millicns of people who use
them lead more active, sociat and creative
lives, accessing vpportunities and green
spaces that support social cohesion and
collaboration. Ressarch we commissioned
last year demonstrates that building
wellbeing into the fabric of cur places has
a direct impact on the businesses and
communities that use them, as well as the
public purse.

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

How sustainability adds value

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

This year marks the rninth of our
partnership with the National Literacy
Trust, which has resulted in relationships
with over b00 schools local to cur 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 ke
able to access throughout their lives. The
positive impact of lang term, place-based
partnerships, such as these, 1s also
demonstrated at Fort Kinnaird through cur
work with the Skills & Recruitment centre
and at Regent's Place, where collaboration
with our customers has established a
community fund working to support tocal
initiatives. 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 in a range of non-profits
such as the West Euston Pabtnership,
Hackney CVS, New Diorama Theatre and
the Spitalfields Crypt Trust. For British
Land and our pecple, supporting and
encouraging skills-based volunteering
helps develop better professional skills
and deeper understanding cf the needs of
our communities, resulting in better
decision making.

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

Research by JLL demoenstrates that:

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

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

With the number of companies based in Lordon signing up to science-based
sustainability targets doubling since December 2018 the demand for sustainabte real

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

Our journey to a net zero carbon pertfolio wilt take 10 years to
achieve and involve work across the standing portfolio.

As we are prioritising reductions in embadied carben, we have
devised a powerful incentive tor our teams 1o adopt low carbon
materials and methods of development, whrch will in turn
support the transition of the wider portfolio. Every tonne of
embodied carbon we produce from this year until 2030 wall
trigger an additional £40 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, detalling the measures required to reduce operational
emissions and strengthen their resilience to climate change.
These will aggregate up into a portfolio-wide transition plan,
detailing our journey to net zeroin 2030.

In the same way that the Community Investment Fund has
supported our social contribution over the last 10 years, the
Transitien Fund will create a ring-fenced source of funding to
help transition our portfolio to a mare resibent, low carbon slale.

Achieving net zero carbon at 100 Liverpool Street

British Land pathway to net zero

-

Our new 2030 strategy

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

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

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

All developrments delivered afler April 2070 to be nct
zero embodied carbon

A 50% reduction in embodied carbon emissions at our
developments, (o below 500kg CO,e / m? by 2030

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 our standing portfolio, as well as
low carbon research and developrnent

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 carbon

- Targeting BREEAM Excellent
EPC A (offices)

Trialling new innovations

- Using recycled materials and alternatives to cement
- Piloting WELL Certification
- Smart-enabled to optimise operational efficiency

2020 2022 202243 2025 2029
- Launch ~ Asset audits - Achieve scope | - Review strategy - Commence
Transition Fund complete and 2 SBTi targets at interim stage design of new
- Developments met - REGO/PPAs - Embodied carbon strategy
net zero 7h0kg COze / m?
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[F—® Cur 2030 sustainahility focus areas align

e 0B [0the UN's Sustainable Development Goals:

12 - responsible consumption and preduction,

,\1 and 8 - decent work and economic growth, and
will be underpinned by 17 - partnership for the

Ll 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 international environmental benchmarks, including Community Investment Fund: tackling Covid-1%
the Global Real Estate Sustainability Benchmark [GRESB,
where we are targeting a 5 star rating.

Established in 2008, cur Community Investment Fund now
commits over £1.3m of funding per year. Through regular

4. Advocating Responsible Business review, the feedback provided by our community partners, site
teams, project beneficiaries and custormers has enabled us to
evolve our approach and develop a range of very successful,
often award-winning, initiatives and incredibly strong charnity
and community partnerships. Today the fund focuses on local

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

- promoting diversity and inclusion, everywhere intiatives that benefit the communities around our places;
- being active against modern slavery much of it is focused on multi-year commitments to our long
- mandating prompt payment term partners with ring-fenced funding to give them certainty of

rescurce. Together with our 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 to strong community and charity projects
around cur properties and beyond, to help deliver our Local
Charter. We also provide matched funding for employee
fundraising and contributions to employee payroll giving
donations - helping suppert causes that matter to our people.

- integrating wellbeing, everywhere
- being a champion of responsible employment

In March this year, we quickly recognised the impact of Covid-1%
on our community partners and local people, and moved at

- e = = = = =
Low upfront payment to achieve net zero speed to re-focus the Fund to support them through this crisis,
26 700 We have since funded a package of support, delivered by
] tonnes 'E60/tonne‘ experts at the Centre for Charity Effectiveness at Cass Business

School, to help leaders at key community erganisations around
our places to navigate the acute range of challenges they now
- - - - T - - —— — — — — - face, as well as funding bespoke employment support

0 programmes through trusted partner organisations such as the
0'4 /0 0-20/0 East Lendon Business Alliance. In other places we have helped
individuals to develop new skills and donated equipment to
support non-profit arganisations to work effectively from home,
At 20 of our places we are also working with the National

Total embodied carbon Internal price of carbon

of total construction costs of net development value

Total embodied carbon of Exceeding our 2030 target Literacy Trust to direct book bundles and activity packs to same
of the most vulnerable families via a network of foodbanks and
395kg COze /m? 500kg COze /m? local community hubs
! Commitment to mitigate embodied carbon at £60/tonne 1s for Our strong and collaborative relaticnships with community
British Land share of developments. partners and well-established governance around funding

allocation enabled us ta pivot quickly in the heat of the crisis,

* ’ ST T T directing resources immediately to where there was greatest need,

2030

- Begin annual offset of portfolio emissions - BBP target
- 75%% reduction in carbon emissions across the portfolio
- Embodied carbon 500kg COe / m’

- UKGBC 2030 targets achieved for new developments

Mare informaticn on our strategy can be faund al .
wvaw britsshland.com/sustamabnliv/strategy British Land Annual Report and Accounts 2020 41



TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD]

Climate-Related Financial
Disclosures

The Board recognises the systemuic threat posed by clirate change and the need for urgent mitigating action. We have a track record
of impraving environmental performance, we were cne of the first real estate companies to intreduce stretching carbon reduction
targets that go beyond the demands of the Science Based Targets initiative for 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 sat of climate targets as part of our new pathway to net zero [see page 40).

Our roadmap to full disclosure in 2021/22

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

Board-level oversight Two climate workshops, including:
" Established the CSR Committee - low carbon transition
2. Net zerc strategy reviewed at risk scenario

the Board away days - physical risk scenario

Qperational Accountability
TCFD Steering Committee
established

Progress

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

- As part of the new sustainability strategy, we worked with experts to develop 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.

Physical: Transiticnal:

- Audit asset resitience - Policy development
- Potential compound impact - Supplier resilience

- ldentify opportunities - Identify opportunities

Portfolio level: » Adapting corporate strategy
Quantified exposurs
to each risk event » Adapting financial planning
> Incorporate into enterprise
risk management
For mare mformaton, see our 2020 Sustanalnlity Accourts at veew britishland.com/data
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Governance

Board oversight of climate-related
risks and opportunities

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

The Board 1s updated on climate-related
issues at least annually and has
ultimate oversight of risk management
Significant and emerging risks are
escalated to the Audit Commitiee and
climate risk I1s (racked as part of our
Catastrophic Business Event risk
category [see page 84)

Our Board C5R Committee meets
lhree tunes a year and oversees the
delivery of the sustainability strategy,
mncluding the delivery of the Pathway
to net zero and the management

of climate-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 guarterly
by the Risk Committee. Climate risks
are identified through a process
involving trend analysis and
stakeholder engagement. Identified
risks are incorporated into our risk
framework and managed by the
appropriate business areas

- The TCFD Steering Committee
reports to the Risk and Sustainability
Committees, both of which meet
quarterly. Ultimate oversight is at
Board level, with our new Corporate
Social Responsibility Committee
playing a role from May 2019. Any
resulting disclosure requires approval
by the Audit Committee

A

Audit Committee

- Climate-related opportunities to the
Sustamnability Committee, which
consists of senior managers from
across the business including
strategy. assel management,
and leasing The delivery of the
sustainability pragramme, including
our nel zero targets, Is overseen by
this Committee, which reports to the
Board's Corparate Sociat
Respensibility Committee.

» Board of Directors

A

Corporate Social Responsibility [CSR)

Committee

A

Sustainahility Committee

A

TCFD Steering Committee

Development, Finan
Risk management, Strategy and Sust
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCI OSURES [TCFO] 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:
Lhoart e, Prteadie 0 rny 1 ariep i ey

Less than 12 months 1to b years Over 5 years

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

Examples of climate-related risks

Extreme weather

Shart term risks Higher flood risks could increase insurance costs. This could, in turn, increase service charge costs for customers,
Indb|l|'iy to selt or rent property assets at hook vatue due W fluud 1iak.

Impact on corporate strategy Flood nsk assessments undertaken for our current portfolio.
100% of high risk assets have flood management plans

Impact on financial planning Flood risk 1s effectively priced into aur valuations.
Flood risk faclored into our process for acquisitions and developments.

Enetrgy regulation

Medium term risks Lease renewals subject to Mimmum Energy Efficiency Standard [MEES) compliance and all leased properties subject to
MEE‘: fram Aprnl 2023 with few Qxempt\ons

Impact on corporate strategy Thruugh our futureproofmg programme we maratar 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 Aprit 2023,

Impact on financial planning MEES non-compliance would pose a nisk of revenue loss and a potential liability from non compliance penalties,

Energy prices

Med:um term risks Cr Criergy coat voﬁam ity

impact on corporate strategy Through our effwency programeme, we reduce our energy consumption profile and uitimately our exposure
to price fluctuations

Impact on financial planning Financial modelling includes the expected occupancy of assets and their associated energy costs. Procurernent manages

the financial risk of volatile energy prices

Examples of climate-related opportunities

Resource efficiency

Short term opportumty Energy savmgs from the UK Energy Sawng-: Dpportumry C.ch@me IE%OS]

Impact on corporate strategy As part of complyng 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 nvestments are considered as part of our overarching financial process

Energy sources

Short term opportumty Revenue generated from solar PY wnstauahons on our assets.

Impact on corporate sirategy mstat lation of solar FV at 10 assets generatmg 1 ?63 MWh n 2019/20

Impact on financial planning The cost savings and revenue from exporiing to the gr|d are factored nto our financiat plannmg

Products and services

Medium term apportunity Earmng a remat premrum (rom high effmervcy bur{dmgs with a Design far Performance appraach

Impact on corporate strategy Qur Sustainability Briet for Developments sets out our reguirement for detailed energy modelling early Inthe demgn
stage to Inform design and set operationat performance benchmarks. Ta tearn from industry best practice, we also
became a member of the Better Buildings Partnerch p 5 Des gn for Performance Intiatve in 2020

Impact on fmanclal planning Rental ncome for high efficiency and (ow efficiency assets would be factored into our revenue forecasts in the medium
term, as this would affect thewr marketability

44 British Land Annual Report and Accounts 2020



Assessing the resilience of our strategy
British Land undertock an imitial analysis of medium term portfotio risks in 2017 Informed by the internal scenarios workshops

held in summer 2019, we will carry out TCFD-aligned scenario analysis in 2020, including a scenario where global warming is

lirmited 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
strategic impact cn the business,
high tikelihood of accurrence and
medium/high potential impact on our
performance. Qur integrated approach
cornbines a top down strategic view
with a complementary bottern up
operational process.

Identifying 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 rmonitored by the Risk Committee.

Metrics and targets

Our risk register tracks:

Description of the risk
[identification)

i Impact-likelihood rating
[evaluation enabling prioritisation]

11 Mitigants [mitigation]

re. 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 assessrments ang
audits to 1dentify energy saving
opportunities. Our Sustainability

Brief for Acquisitions sets out our
environmental criteria for acquiring

a new property, including energy
efficiency and flood risk categories.
Dur Sustainability Brief for Developments
sets out our environmental criteria for
new constructions and renovations,
including requirements for energy
efficiency, flood risk, materials choice
and embodied carbon reductions.

Managing climate-related risks

Our process for mitigating, accepting
and contretling principal risks,
including climate-related risks, is set
out an 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
orioritising risks. As a factor within a
principal risk category, climate change
risks are logged in our corporate risk
register and reviewed quarterly by the
Risk Committee, which comprises the
Executive Committee and senior
rmanagement. The Board is ultimately
responsitle for and determines the
nature and extent of principal risks

it is 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 against which we currently report.

Climate-related risks

2020 26 2415

Energy regulation  EPCs rated F or G [% by floor areal 3 5% 5% 5%
Extreme weather Portfolio at h\gh risk of flood [% by value] 2% 3% 3%

Hig h flood risk assets with flood management plans (% by value) 100% 100% 100%
Climate-related opportunities
_ 2020 AT FAR
Resource efficiency Scope 1 and 2 carbon intensity reduction versus 2009 (2020 target: 55%

reduction, index scored) 73% &4% 54%

Landlord energy intensity reduction versus 2009 (2020 target: 55%
. ___reduction, index scared] B B 55% 44% 0%
Energy sources Electricity purchased from renewable sources (2020 target: 100%] %% 26% 9%
o ~ On-site renewable energy generation [MWh] - 1,763 1431 782
Products and Partfolic with green building ratings [% by floor areal . 23% 8% 8%
services Developments oulperforming Building Regulations for carbon efficiency

(% better on average) 27% 25% 26%
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GHG EMISSIONS

Reducing carbon intensity

Emissions intensity

Carbon intensity across our porifolio has reduced by 73%
versus our 2009 baseline, exceeding our 2020 reduction target,
through the National Grid decarbonisation and our own
efficiency improvements.

In 2020, we invested £880,000 in delivering over 20 energy
efficiency projecis including a beiler upgrade, buitding
management systems optimisation, improved bighting contrals,
and the installation of LEDs. These are expected to resultn
annual energy savings of 2,250,000 kWh. Over the next

12 months, we will pursue |50 50001 accreditalion at our
commercial offices.

Scope 1 and 2 emissions intensity’? [Tonnes COye)

Absolute emissions Scope 1 and 2:

22,318
20320 7,615

26,815
209 8.105

L KW}

o018 8,842
S /|75
ey 14,239
.
” 46,637

20 44,661

M Location-based methodology

RN TN h 2020 o o
Offices: per m net tetable area T 0.032 004 G118
Retail - enclased: per m’ 0.037 0.043 0174
Retail - open air: per parking space 0.044 0,049 0.106
Total managed portfolio: per £m gross rental and related income- 38.05 4621 -
Absolute Scope 1 and 2 emissions and associated energy use

[ (BT
St Lan LMo 2020 H 2020 -
Scope 1 Combustion of fuel:
Managed partfolio gas use and fuel use in British Land owned vehicles 6,327 6,433 5.156 30,715 31,203
Scope 1 Operation of facilities: Managed portfolio refrigerant loss from
air conditioning 618 123 - - -
Scope 2 Purchase of electricity, heat, steam and Localion-based 15,373 20258 41186 62,880 74752
cooling for our own use: Managed portfolic electricity
use far cormnmaon parts and shared services Market-based 669 1,54% - - -
Total Scope 1 and 2 emissions and associated Location-based 22,318 26815 46 347 $3,595 105,955
energy use Market-based 7.615 8105 - - ~
Propartion of Scope 1 and 2 emissions assured by an independent third party 100% 100% - 100% 100%
Proportion that is UK-based 100% 100% - 100% 100%
Absolute Scope 3 emissions ~ managed portfolio® {Tonnes CO,e)
RSN T T TR 2020
Landlord purchased energy: cccupier gas and electricity Location-based 13,405 35 471
coensumption, upstream impacts of all purchased energy
(including the fuels of on site vehicles] Markei-based 1,534 nr
tandlord purchased water: upstream impacts 285 183
Waste management: downsiream impacts 351 409
Proportion of Scape 3 emissions {above] assured by an independent third party 100% 100%

1. We have reported on all ermission sources required under the Cornpanies Act 2006 [Strategic Report and Directars’ Reports) Regulations 2013 and the Companres
{Directars’ Report] and Limited Liability Partnerships {Fnergy and Carbon Report] Regutations 2018 {'the 2018 Regutations '} These sources fall within our consalidated
financial staternents and relate o head office aclivities and controlled erussions frorm our managed portfolio Scope 1 and 2 emissions cover 99% of aur multi-lat
managed portiolio by value We have used purchased energy consumption data, the GHG Protocol Gorporate Accounting and Reporting Standard [revised edition) and
emussian factars from the UK Government's BHG Converswn Factors for Company Reparting 2019,

. Omissions and estimations. Where asset energy and water data was partially unavaiable, we used data from adjacent periods t¢ estimate data for missing periods

In 2020, this accounts for 1 6% of total reported energy consurmption and 1,2% of total reported water consumption
3. Gross Rental Income [GRI) from the rmanaged portiolio comprises Group GRI of F436rm (2012 £439m), plus 100% of the GRI generated by joint ventures and funds of
£287m (2019 £314m], less GRI generated assets outside the managed portfolio of £212m (2019 £173m)

[l

. FY19 residential data has been resisted as more accurale data became available

46 British Land Anpual Report and Accounts 2020

For full Scope 3 greenhouse gas reporting, see the Britsh | and Sustainabiity Accounts 2070 at www britishland com/dala



Non-financia
eporting disc

Where information can be fOUﬂEi_l-'-l-i:hiS

'eporting Key policies
aquirernent include Risk areas’ Report on our impact
vironmental - Sustainability Policy ) - Stakehoder engagement 37
atters - Sustamnadility Brief - A new approach o sustainability 38
- Regucing carben intansity )
- Managing risk «n delivering our sirategy 78
- Task Force an Curmate related Financial
Disclosures 42
- Sustainability pe-formance measures 271
ployees - Code of Corduct 1 - People and culture 34
- Health and Salety - Managing risk in delivering our strategy 78
Folicy
man rights - Code of Conduct B, F.G - Managing risk in delivering cur strategy 78
- Modern Slavery Acl
Statermnent
pcial matters - Sustainability Palicy 11 - Sustainability 38
- Code of Conduct - Managing risk in delivering cur strategy 78
- Local Charter
- Sustainability Brief
- Health and Salety
Policy”
nti-bribery and - Anti-Fraud Policy E
orruption - Ant-Bribery and
Corruption Folicy
- Whistleblowing
siness model - Strategic focus 27
on-financial KPls - Strategic performance and KPIs 24
- Sustainability 38
- Climate related financial disclosures 42
eote our Proncipal B sks and Uthe Gronn Qisks wh b con ke fourd o0 pagas 78 10 87
e B itistlana comipolic es
crowon ayslabie througn curirterral B oyvee Handbook Suppher sarscr aes lable onvweens or iomiand comidncloes,

Anti-bribery and corruption

We are committed to the highest
legal and ethical standards in every

hain Human rights

Our respect for human rights is
ambedded in how we do business.

pliers to work in a way we
osl practice to achieve our
onmental and ethical

We are a signatory Lo the UN Glebal
which supporis a core set of
cluding human rights, and have
bropriate disclosures in respect
ern Slavery Act. We are also a
bt APRES, an action

e on responsible and ethical
cross the construction

AN

aspect of our business. It is our policy t
conduct busiress in a fair, honest and
open way, without the use of bribery or
corrupt practices to obtam an unfair
advantagc. We provide clear quidance
for suppliers and cmployees, including
policies on anti-bribery and corruption,
anti-fraud and cur code of cenduct.

All employees receive training on
these issues appropriate to their roles
and responsibilities.

Al A~ be 20190



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 webl
located for the underground and National Rail making them easily accessible across
London and two have Crossrail stations immediately adjacent.

Open and public spaces

The scale of our campuses and retail assets means we can curaie the space around
our buildings to provide places where people can relax, socialise and be entertained.
Vibrant neighbourhoods

Our London campuses are focused in some of the most vibrant and interesling 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

Qur places offer an appropriate mix of retail, leisure and workspace which we aclively
manage to reflect changing customer preferences. This experience (s informing our
planning at Canada Water where we are building a new town centre.

Flexible and affordable offer

Qur retail and workspaces are atlractively priced; we affer a range of floor plates,
different levels of service and more flexible leases. We actively work with customers
to evolve space in line with their needs.

Dealing with Covid-19
By responding quickly. effective
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Campus stories
Creating places to work, shop and be entertained.

434344

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

BROADGATE R b Hn

11 1y 01/ --'l ‘
-II-I ll.l

Broadgate is successfully appealing to ag
broader range of occupiers on hoth new
refurbished space, demonstrating its unig
appeal. This year we let space on the exis
portfolio to challenger bank Monzo Mf&nk

~of Montreal and Workday among-thase taking,
space in our newest developments. Wes
added new restaurants Baraka and Bar
Douro with retailers Reiss and Waterstones
also taking space. In September, Finsbury
Avenue Square was transformed by the

““Please be seated” installation for London

" Besign Festival and our popular Wmter
Forest returned for uts third year e

97% . £162m

' .ibccupancf .- Rent
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97%

Cccupancy

£80m

Rent

Regent’s Place is fast becoming
a showcase for how to build
and manage space in a rmore
sustainable way. Our 1 Triton
Square development will be
cne of the most sustainable
bulldings in London and our
public realm improvements
are adding maore green space.
At 338 Euston Road we
partnered with a circular
ecchomy 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
materials which has a more
sustainable approach to food.
Ses zase study cr Y Toten Sguare
onpage 8
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Paddington
Centra::llg

At Paddington Central, our enlivenment
activities focused on the canal-side, which 1s
a unique 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 chocotate making,
wine tasting and a zero-waste skincare
workshop. Visa, our largest single customer
at Paddington, recermmitted to the campus

’
DIUD ‘
uo;ﬁ'tl!p‘pba f -

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

At Canada Water, we were delighted to

; recaive a resolution to grant planning for
. our 53 acre masterplan, as well as

WY R e e e o

' . will not be calling in the application for

further consideration. This reflects our

successful programme of engagement

Rt JZRXE | T 0 - . with the local community and wider
T T A i m;- stakeholders which has resulted in

n
PLE AL i
significant changes to our masterplan
T over the last five years,

RN T NN R T Y TN N Y N Y]

We continued to work with the Vibration
Group to provide a temporary world
class live music and events space at the
Printworks, significantly raising the profile
of the area and demonstrating the real
potential we have to 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 local community benefits
from cur activities, partnering with
community organisations and our
supply chain.

“British Land demonstrated a real and proactive approach
to community engagement at Canada Water. Through events,
exhibitions, conversations and the day-to-day delivery of
community prejects, British Land listened to local people
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 responding positively
te 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- Office for Budget Respansibility, April 2020

Covid-17 has introduced an unprecedented
level of uncertainty for our business and
our markets. [t s extremnely difficult

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

Already this uncertainty has caused
occupational and investment markets
across our business to stall. For Offices,
the fundamental attractions of London
remain sound se recovery, when
restrictions are lifted, is expected to
come sconer, but the impact may be
more prolonged 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 currenl 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

e e o w2 o @ @ o
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Source: ONS

The growth of online retail s a well-
established trend, but many retailers
have struggied to adapt their models to
this new way of shopping. This structural
theme has accelerated as a result of
Covid-19 which saw more people shop
online Lhan ever before. Al the same
time, with people obliged to stay at
home, they saw fewer reasons to shop
for non-essentials, such as new clothes
or beauty products.

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

Our response

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

Unemployment in London

2.1m

Jobs in the UK digital
economy

+150%

Increase in digital tech
jobs since 2015

Source Technaticn

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

London and the South East host more
than half of European HQs for the
world's largest 500 companies and in
2019, London received $9.7bn of venture
capital funding into the technology sector,
ranking it fourth globally. This reflects
London's exceptional pool of talent,
spanning finance, technology 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 supporls their wellbeing, mare
flexible ways of working and a more
green and ethical approach to business.

Our response

COur newest developments deliver

high quality, technology-enabled space.
At 100 Liverpool Street, we are on track
to receive a WELL Gold Certification for
wellbeing and a WiredScaore platinum
rating for internet connectivity. 100% of
our current new developments are on
track 1o achieve BREEAM Excellent
rating and all future developments will
be net zero carben.



Focus on sustainability

Indicative relationship between
operational and embaodied carbon
emissions for offices

Whole ate SDeratl:ﬂaL/,.)

carbon emissiars -7
>

Whole life ernbodied
carbon emizs ons

B Ebooied emissions to pract cal complet on
Embodied emsssions fram fit cat,
refurbishment and decanstructior
Ooerational erssians fram energy Lse

Source RIBA, British Land

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 CC: emissions, our industry has a
real responsibility to act quickly. Not anly
Is this the right thing to do, it 15
increasingly what our shareholders and
our custaomers expect, and we belicve
will drive commercial advantage.

By reusing existing materials, which is
everything from the building’s structure
toits furniture, and by sourcing any new
materials responsibly, we can minimise
the carbon impact of development. With
more thoughtful canstruction, leveraging
technology to deliver operational
efficiencies, we can further reduce
ermissions aver a building's lifetime.

As an industry, we have come together to
tackle chimate change, pledging to deliver
net zero carbon portfelics through a
Climate Change Commilment launched
by the Better Buildings Partnership.

Our response

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

Social inclusion

What makes a successful place

Soucce Project for Public Spaces

There I1s a growing expectation that
operators of public space have a
responsibility to the wider community to
create places that have a positive impact.
This is particularly evident during the
Covid-19 crisis when many property
companies responded proactively,
providing financial and practical support
to businesses and communities in need.

Longer term, there 1s an expectation that
places are inclusive. This may include
the provision of social housing, alongside
green and cpen spaces, places for
communities to come tegether and
opportunities for learming, development
and employment.

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

Our response

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

Role of technology

Why companies invest in PropTech %
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Source: KPMG

Today, real estate 1s a3 more customer
focused business with technology
ptaying 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, data-driven insights can
help to identify the right mix of uses and
the right operators for cur schemes.
Technology can also help us personalise
space, potentially generating improved
efficiencies for us and our customers.

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

Our response

Our dedicated Smart Places team is
focused on delivering digital placemaking
in our developments and evaluating
opportunities to enhance the digital
capabilities of our standing portfolio.
Our investrment into 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 first 11 months of the financial year. This review provides
context for our performance across the year ended March.

Macro-economic context

The backdrop rematned volatile
throughout the year, reflecting continued
Brexit uncertainty and a fast-changing
political emnvironment including Decermber’s
Ceneral Election. The decisive election
result and subsequent greater clarnity on
Brexit improved confidence, but this
dropped markadly 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 economic impact of
these restriclions 1s expecled to be
significant, albeit hard to quantify and
despile Government support, the Office
for Budgetary Responsibility’s illustrative
projections are for GDP to decline 13%

in 2020, with an improverment in 2021
[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 clanty
on Brexil, 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
oxpected to contract. Howover, inthe wale
of Covid-19, a number of transactions
were cancelled or postponed, leading to
a drop in volumes for the quarter to
March 2020. While confidence may be
impacted in the short term, longer term
the market is underpinned by sound
fundamentals and in the context of
global uncertainty, London real estate

is considered a relative safe haven,
These factors should support the
investment market longer term.

Occupier demand for high quality, well
located space remained 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
Endto £73 psfand £110 psf, respectively.

A preference is also emerging for space
which is sustainable with the rental
premium for buildings which are rated
BREEAM Outstanding or Excellent
estimalted by JLL to be ¢, 10% in central
Londgn. Flexible workspace continyes tg
be important, and aceounts for 12% of
take up, although certain business
models particularly these who do not own
their own space, were struggling even
prior to Covid-19, and for these operators,
the current envircnment is proving
particularly challenging. Activity slowed in
March and locking forward, polarisation
towards high quality, well located space is
likely to accelerate. Supply is relatively
canstrained in these markets and
pre-letting levels have remained healthy,
with 61% of development under
construction already taken.

Retail market

Retail markets remained challenging.
Investrnent volumes were low with
investors very cautious on value given the
chalienges laced by accupiers 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 vields.

.

Glasgow Fort
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However, a number of these deals

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

The occupational markel 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 outloock is uncertain and several
operators have since entered CVA or
adminislration. Retail deemed essenlial,
including supermarkets and pharmacies,
have performed betler and across Lhe
market there is 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 resull of the current
crisis, so our long term strategic focus
remains unchanged. However, it
remains early days and we do not yet
have clarity sround what long term
trends will emerge so we will remain
alert as things develop and flexible 1n our
approach, including evolving or adapting
our strategy as appropriate.

Why mixed use?

We recognise that the way people use
real estate is changing and that the most
effective way to drive enduring demand
for our space Is to evalve our offer in line
with those trends. In the wake of Covid-19,
there is likely to be an increasing
emphasis on warkspace which 1s 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 werk is a key advantage in the
short term, and long term, people will
again want opportunities to socialise or
be entertained nearby. There 1s also a
growing expectation that businesses and

Progress on our strategy

places of work minimise their impact on
the environment and make a2 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 strategy,

with strong environmental and social
credentials 1s fully aligned to the evolving
needs of cur customers and how people
use our places. By helping drive enduring
dernand 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 belween them. As such,
investment we make into the broader
environment has a positive impact an the
value of our individual assets. As long
term owners and managers of space,

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

to invest in local areas to support the
local communities around which we
operate; we believe that by playing a

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

Our scale and unique network alse mean
we have the flexibility to re-allocate uses
within our places over Lime to better
reflect the neceds 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 Lo retailers and can play a
role facilitating online fulfilment such
as click and collect. In London, assets
focused on transport hubs, especially
assets with mixed use potential

- Canada Water and Residential: plans
for 3,000 homes at Canada Water
with further opportunities within
our portfolio

Key facus areas and indicative business mix Pragress

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

60-65% - Creating options with 760,000 sq ft 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 building systems and sensors into @ single cloud enviranment, which will
enable us to control and manage space remaotely; selected partner to deliver our Campus app

Refocused Retail - £2946m assets [our share] sold since April 2019, 5% above book value
- Qutperformance on footfall and sales
25-30% - Focusing on assets which suppart 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 resclution te grant planning at Canada Water and confirmation that the Mayor will not

c.10%

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

- Aldgate Phase 2, 3 BTR scherne delivering 159 units added to our near term pipeline with planning
on the building now agreed

Business mix percentages have been revised downwards to reflect retail valuation declines
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Campus focused London offices

At our London campuses, we create and
manage some of the best connected, most
accessible space in London. Located n
vibrant and exciting neighbourhoods,
they provide world class, modern and
sustammable offices alongside public
spaces, with a range of places to 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 people.

Increasingly what differentiates cur
space is the range of product and depth
of services we provide. We have cvolved
our offer to attract a much broader
range of industries and occupiers and to
cater to their changing needs aver 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 furnished, generally on a short

to medium term lease, with a basic
package of services, to Starey, our fully
serviced, flexible workspace offer.

Slorey is deliberately differentiated from
other flexible offerings in allowing
occuplers to personalise their space
through Lheir own branding while
benefitting from the shared amenities in
the bulding and on cur campuses. ii has
helped attract new types of occupier to
our campuses, particularly tech and
creative businesses who benefit from
being lucaled around some of the
warld's leading financial, legal and
professional companies. Storey has also
become a valued service for existing
occupiers on our campuses, providing
overflow or project space, and through
Storey Club at Paddingtaon, we clfer ad
hoc meeting and events space to all our
Paddington occupiers.

A smaller, more focused
Retail portfolio

In the context of rapid and fundamental
structural change in retail, which could
be accelerated as a result of Covid-19,
we plan to reduce this part of our
business to 25-30% of the total portfolio
over the medium term. Retail will
remain a significant part of British Land
reflecting our longer term view that as
part of anincreasingly mimxed use
business, the right assets in the right
locations will succeed. These include
high quality, accessible and well located
assets which are affordable to retailers
and can play a role facilitating online
fulfilment such as click and collect: in
particular, retail parks which are more
conducive to mission-hased shopping
and are open air, so people may feel
more comfortable visiting. In London, we
will focus on transport hubs, especially
those assels with mixed use potential.

We have made £296m of retail disposals
[cur share] in the year, bringing total
retail sales since we set aut our plan in
Novernber 2018 to £610m but with more
to do. Future sales will be selective and
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primarily comprise solus assets, with
brnited assel manayetneil putenbal,
and some multi-let centres, particularly
those outside London which do not fit
our longer term strategy. In the context
aof today's valuations, cur focus 1s on
intensive asset management, keeping
our assets full and exploiting demand for
assets which support instore fulfilment
and click and collect, so we expect
progress on sales to be slower near term.

Residential

Residential is complementary to our
existing expertise and langer term will be
additive to our mixed use strategy. We see
rnost potential to build exposure in this
markel at Canada Water where we have
potential to deliver 3,000 homes; other
opportunities in our portfotio, include
Aldgate Phase 2, in our near term pipeline.
Bullding this business organically is the
most effecive way of ensuring that our
product is high guality, reflects our
strategy, adheres to the highest standards
of safety and sustamability but inevitably
means that it will be delivered over a
longer time frame.




Sustainability - launch of 2030 strategy

Completion of 2020 strategy

At the end of FY20, we concluded aur
free-year sustainability programme,
which drove progress acrass multiple
environmental and social factors. We were
particularly pleased to 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 95%.

The programme helped us make
sustainable new buildings our 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 above
demolition. At 1 Triton Square, Regent's
Place, we have saved 356,000 tonnes of
embodied carbon compared to a typical
new build and will achieve a 40% reduction
in operational emissions, which we expect
to result in an Outstanding 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
platinurm rating for internet connectivity.

Qur ability to support the comrmunities
where we operate 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 leng-standing
partnership with the Nationzl Literacy
Trust has now helped 42,700 children
improve their reading ability.

Looking forward

As we conclude our 2020 programme,
we are pleased to launch our new
targets for 2030. Building on the
momentum we have established over
the last five years, these targets will be
similarly stretching and will fecus on two
areas where action is most urgent:

Creation of a Net Zero Carbon
Portfolio by 2030

The main drivers of this will be:

- All developrents delivered after Apnil
2020 to be net zero embodied carbon

- A50% reduction in embodied carbon
emissions at our developments, to
below b00kg CO:e / m? by 2030

— A 75% reduction in operatianal carbon
emissions across aur portfolio by 2030

- Creation of a Transition Fundg,
resourced by an internal carbon
fec at £40/tonne levied on new
developments, to finance retrofitting
of our standing portfolio, including
research and development.

To bring focus to cperational
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 a2 £450m
ESG linked Revolving Credit Facility that
requires a continual increase in green
building certifications.

With a growing number of | nndon
businesses making firm commitments
to reduce their carbon footprint, strong
sustainability credentials are an
increasingly relevant and important part
of our overall leasing offer. Research
frem JLL demonstrates that buildings
rated BREEAM Qutstanding or Excellent
generatly achieve a premium of c. 10%
compared to prime rents, and 24 months
post completion achieve a lower vacancy
rate of ¢ 7% compared to ¢.?0% for a
building rated Very Good.

A place-based approach to
social contribution

As a long term inveslor in places,

we help build relationships with local
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, our
communities, customers and supply
chain partners — in pursuit of a shared
local goal. Using the framework of our
Loral Charter, our ambutian s o increase
the resilience and community experienced
by everyone in and around our places,

so the benefit 1s shared widely.

Our reperting will alse 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 Fort Kinnaird,
Through these we will define common
parameters and support for our place
teams, enabling decisions to be develved
o 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 community
tnvestment fund, which now commits over
£1.3m of funding annually through which
we have provided support to those mostin
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 to help them deal
with the crisis, as well as funding bespoke
employment support programmes
through arganisations such as the East
London Business Alliance for those whose
livelihoods were affected. Elsewhere we
helped individuals to develop new skills
and donated cquipment to support
non-profit orgamsations to work
effectively from home. \n 20 of our places,
we also worked with the National Literacy
Trust to support vulnerable families with
horme schooling to maintain their
children’s progress.

Commitment to leadership

Our cantinued 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 [GRESR], AAA rating in MSC,
?6th percentile in Sustainalytics for our
sector, and inclusion in FTSE4Good and
Dow Jones Sustainability Indices (DJSI)
2019, We have been a signatory to the UN
Global Compact since 2009 and will
continue to support human rights, fair
labour practices, good environmental
performance and oppose corruption
through our strategy, governance and
business operations.
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Business Review

Portfolio valuation

£11.2bn

Occupancy

926.6%

Weighted average lease length to
first hreak

5.8 years

Total property return

(6.4)%

ERV movement

(4.7)%

Valuation movement

(10.1)%

Portfolio performance

Vatuation Total property

Valuation movement  ERV movement Yield shift 1eturn

At 31 March 2020 £m % Y% bps %o

Offices 8,773 723 32 -4 5.7

Retail 3.873 [26.1] 1.7) +101 (22.6)

Canada Water 364 2.8 na na 14.3

Residential 147 (2.7 na na (0.1)

Total 11,157 (10.1] [4.7] +38 [6.4)
Overdll, e pottlohio was dewn 10,1% In In addition, throughout the year there

value. All of our valuation reports include
a “material valuation uncertainty”
disclosure. This states that valuers can
attach less weight to previous market
evidence for comparison purposes, and
thus less certainty - and a higher degree
of caution - should be attached to their
valuations than would normally be the
case. The valuers clanfy 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 Uity up
4.5% and up 2.4% in the West End. While
we have seen some variation between
the campuses, with the value of
Broadgate +4.7% and Paddington
Central +1.9%, these were driven by
campus-specific lease events.

Retail values declined 26.1% reflacting
ongoing structural challenges
compounded by the impact of Covid-19
Our third party valuers rmade Covid-19
adjustments in respect of their FY20
valuations which included the following
and together these adjustments
accounted for a c 6% valuation decline:

- deducted three months rent roll on all
non-essential retail as a capilal sum

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

- increasing yields by between 25-100bps
based on the quality of the scheme
and current yield profile

- increasing void periods to reflect
additional leasing time

- increasing structural vacancy
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has been little transactional evidence,
particularly for larger lot sizes. As a
result, we have seen significant outward
yield shift for prirme assets. There were
signs towards the end of the financial
year that imited 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 2.8%
reflecting gaod progress on planning,
albeit the value declined slightly in the
second half as a result of the iImpact of
Cowd-19 on the retail existing use element
of the valuation. This effect should
unwind on drawdown of the headlease
and the adoption of a development
valuation for the masterplan.

Offices cutperfarmed the Central
London Office benchmark and the

All Offices benchmark. However, Relail
underperformed the benchrmark which
saw the strongest performances irom
superstores and high street shops.

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



Capital activity

Cffices Retail Residential Canada Water Tetal
Frem 1 Aprit 2019 im £m £m £m £m
Purchases 86 13 19 - 118
Gales’ - [296) (86] - [382]
Developrnent Spend 243 9 5 25 282
Capital Spend _ 69 34 - - 103
Net Investment B o 398 o lzaol {62] 25 C 12
Gross Investment 398 352 110 25 885

On a proportionaly consoodated basis inciuding the Group's share of joins wentures and furds

T Incudes Clarges residential sales of £85m, of wn oh £6rm exchanged prac 1o FYZ0

The total gross value of our investment
activity since 1 April 2019 was £88bm
with retait disposals accounting for
£296m [our share). Our sate of 12
Samnsbury's superstores to Realty
Income Corporation in April 2019 for
£429m lour share £194m) was the
largest single cormponent of this and was
achieved at @ modest premium to book.
In line with strategy, we have continued
lo make sates fram our standalone
(solus) portfolio, including a leisure
asset and a Homebase both of which
sold significantly ahead of book but have
been rnore pragmatic on cther assets
with a standatone Debanhams and a
Sainsbury’s superstore sold below book.
Post year end, we agreed the sale of 2
standzlane Tesco in Brislington on an
uncenditional basis at book value
[C42m), 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 sg
ft scheme provides attractive long term
potentiat and 15 in Line with our plan to
becorne an increasingly mixed use
business. Working with Norges who
retain ownership of 75% we will assume
responsibilily for the asset management
and any future development, generating
afee income.

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

to date.

At Aldgate, we have acquired Barratt's
50% share in our Phase Z build-to-rent
residential-led scherme which has now
been added to our near term pipeline
We also completed the purchase of

4 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. This information
can play 2 real and fundarnental rote in
decision making arcund leasing, asset
management and capilal allocation
helping to generate incremental value
for shareholders and our customers.

This year, we compleled our largest ever
B2B customer satisfaction survey,
spanning retail, office and Storey
customers, including 147 senior decision
makears, 65 faciiities managers and 737
store managers. The research gauged
satisflaction with us as a landlerd and
collected feedback on how service had
changed over time, how we compare to
competition and what we could do to
better support our customers, 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 offer, and we are
trialling machine learning to estimale
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
functionality and experience that smart
should deliver for our customers.
Through the course of this year we have
engaged with our supply chain Lo provide
clear guidance on how to design and
specify smart technology in line with our
expeclalions during development and

fit out. We smart-enabled our head office
in York House, bringing building systems
and sensors into & single cloud
environment, which will enable us to
control and manage space remotely,
giving us much greater underslanding
and control over how our building
operates, allowing us to find efficiencies
with both energy usage and space
utitisation. We have selected Equiem

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

good progress, we were thrilled to win
“Best Adoption of Tech” at the 2019 UK
Proplech awards.
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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 no change in the
West End

- Activity generating like for like
incorne growth of 0.8%

- Leasing activity covering 946,000
sq ft representing £40m of rents

- New lettings and renewals on
investment portfolio signed 9.1%
ahead of ERV

- 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

g1% ot our Offices are located on our
three central London 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, lo enhance the retail, dining and
entertainment offer, embedding our
places mare {irmly within the lacal
communily and appealing to a broader
mix of occupier.

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

Fach of our campuses has remained
open and fully operational throughout
the Covid-19 cutbreak although physical
oecupancy was signiticantly reduced
with the majority of people working
from home.
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Broadgate: Continued strong leasing

Our 1 eq ft development programme at
Broadgate is nearing completion and is
now 83% let. We have also let well on
our standing portfolio, with 51,000 sq ft
of leasing at Broadgate Tower, and
challenger bank Monzo Laking 124,000
sg ft at Broadwalk House.

AL 100 Liverpool Street (524.000 sq ft),
Bank of Montreal committed to 60,000
sq 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
spaceis now B4% pre-let. In retail, we
also made good progress this year, we
signed L'Occitane, John Reed Gyms,
Tommy Hilfiger, Monica Vinader and
Space NKn the second half and are
under offer on 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 sq ft,
which completed at the end of FY19, we
are under offer on a third restaurant and
a leisure operator, which will join two
existing restaurants Terhnnlagy [irm
Workday also signed for 29,000 sq ft in
the secand half; and 73,000 sq ft is
allocated to Storey.

At 135 Bishopsgate, which reached
practical cempletion in the second half,
we let 9,700 sq ft to FinTech operatar
FNZ and are under offer on a further
20,000 =g ft, leaving only 7,000 sq ft
[representing 10% of space] available to
let. Post completion works are well
underway, albelt progressing more
slowly due to Covid-19 restrictions

Rent reviews with existing occupiers
were agreed on 57,000 sq ft, 10% ahead
of passing rent and the campus is
virtually full, with accupancy of 97%.
Overall, we delivered a valuation uplift of
4.7% reflecting ERY growth of 5.0% and
yield contraction of 14bps.



Paddington Central: Recommitment
of largest occupier

At Paddington Central, the key leasing
event was Visa's recommitment o

1 Sheldon Square with the term
extended by six years, demonstrating
that the work we have done here I1s
delivering results. We are improving the
variety of our F&B offer. The Grand
Duchess floating restaurant and a fifth
barge, The Cheese Bar, witl launch when
conditions allow, further enhancing the
waterfront and helping to create a dining

destination along the Grand Union Canal.

We delivered a valuation uplift of 1.9%,
with yield contraction of Thp. 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 15 98%

Regent’s Place: Repurposing
existing space

Consistent with trends at Broadgate and
Paddingten Central, existing space is
also letting well at Regent’s Place with
45,000 sg ft et to Skyscanner at 328
Euston Road and Mind Gym, a learning
and development specialist taking space
at 350 Euston Road. We have continued
to strengthen our relail offer with space
let to Acai Berry, the Amazon Boost
Superfood Bar and renewed leases to
Starbucks and Daisy Green. We opened a
new café at 17-19 Tritan Square entirely
built from recycled materials with a
more sustainable approach to food, and
we are on site with a programme of
public realm improvernents, including a
new community park.

The value of Regent’s Place was up
2.6%, with yield contraction of 1 bp
and ERV growth of 3.6%. Occupancy
is at 97%.

Paddington Central

Storey: our flexible workspace brand

Storey, our flexible workspace solution,
launched three new buildings over the
year, bringing the total space operated to
297,000 sg it It is a deliberately
differentiated concept providing high
guality private workspaces in great
locations across London, which
custerners can brand and personalise
themselves. With nearly 70% of
customers being UK/European HQs for
scale up or large multinational
companies, Storey appeals to businesses
with 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 flexibility and service for British Land
customers, becoming an integral part of
London campuses, suppoerling our
“core-flex” strategy.

Occupancy across stabilised buildings
was 92% at year end and remains
unchanged. Progress at new buildings
has been encouraging, including 1FA
where we have let space to 11:F5,

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

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 hesting events and werkshops

aimed at campus occupiers and the
local community.

Looking forward, we are committed to a
further 90,000 sqg ft across 2 Kingdom
Street, 6 Orsman Road and 100 Liverpool
Street, which is nearing completion and
will include Storey Club space.
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Smaller, more focused Retail

Retail operational and
financial highlights

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

- Yield expansion of 101bps; ERVs
down 11.7%

- Leasing activity 1,361,000 sq {t

- 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 occupancy 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

- £296m [British Land sharel
non-core assets sold since
Aprit 2019

e

Meadowhall

Performance review

Operational performance

With markets challenging, even prior to
the impact of Cowid-19, our focus has
been on driving operational performance
and keeping centres full. This has
required a more pragmatic approach at
some locations but we have maintaimned
occupancy at 6%, leasing 1,361,000 sq
ft, with leases greater than one year on
average 4% below previous passing rent,
with an Averane lrase tarm nf A 7 years
and average incentives of 10 months

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

Al Meadowhatl, we signed 15 long term
deals, overall 7% below previous passing
rent. New additions included Rituals,
Frasers, Lovisa and Deichmann.
Elsewhere on the portiolio, we agreed
four new leases with Wren Kitchens, two
with Superdrug as well as new deals
with Marks and Spencer at Giltbrook,
Mottingham, Lidl at Orbital, Swindon and
Boots at Nugent, Orpington.

We have conlinued to outperform

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

but were 460bps and 390bps ahead

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

?
z
-
i
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footfall was down 78%, 700 bps ahead

of benchmark and Like for like sales
were down 82%. Crocery anchored sites
performed better, with feotfall 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 a
loss of £5.5m in contracted rent, with
store closures accounting for a further
£5.8m, together tatalling £11.3m on

an annualised basis. Severat of our
customers entered administration

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

Capital activity

In Novernber 2018 we set gut a clear
ptan 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%
given the subseguent reduction in
values. Since Novermber 2018, we have
made £610m [our share) of retail sales
with £296m lour share) achieved this
year. The sale of 12 Sainsbury’s
superstores to Really Income
Corporation accounted for the majority
[£194m British Land share) but we also
sold a leisure asset in the first half 2nd
four solus retail assets towards the end
of the second half.

"The main reason we have heavily

committed to the centre 15 that

we believe it's the best shopping
centre in the country, not anly
because It offers our customers

a fantastic shopping experience

but because the centre 15 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

Sq ft Current Value Cast to cemplete ERY E:?:
A1 31 March 2020 ‘000 €m €m £m £m
Racently completed 730 411 2 20 17
Committed 870 743 76 47 37
Near term 1,007 228 405 49 -
Mediurn term 6,861

On & pragortiona by rorsolidated nas.s including the Group's smare of Ve and funds [except area which is showr al 100

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 1.4m sg 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 Lo corme on our committed
pipcline are £76m.

Our approach has been to create
opportunities lor development across
our portfolio and in London, where lang
term fundamentals are strong and there
are limited opportunities to acquire
assets with development potential,

this is a key competitive advantage.

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

our near term pipeline, our specutative
exposure would increase to 7.7%,

below our internal risk threshold for
speculative developrent of 8%. Although
we will not make further commitments
until we have more clarity on outlock.

Construction cost forecasts pre Covid-19
suggested that the rate of growth was
likely to be moderate compared with
long term histarical 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.
This is stitl set against the risk that a
prolonged delay to Brexit terms being
agreed increases material costs and
reduces labour supply in 2020/21.

Therefore, the anticipated range of

cost inflation 1s expected to be between
2%-4% per annum. To mitigate this rigk,
?7% of the costs on our major committed
development programme have been fixed.

Campus developments

Our long term strategy focuses on our
London campuses. Development is an
important part of how we will deliver
that, enabling us to provide new and
refurbished space to meaet the future
needs of occupiers. This has a positive
impact beyond the individual building,
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 sg fU) in
FY19 and 135 Bishopsgate (335,000 sq fi]
this year. At 1 Finsbury Avenue, we are
now 85% let by ERV [including let Storey
spacel rising to 97% 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

Qur commutted office development
pipeline is now focused 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-1% restrictions,
which has pushed out completion dates
[see Covid-19 operational update an
page 73], but work has now recommenced
albeit on a restricted basis

100 Liverpool Street {524,000 sq ftl is 84%
let on the office space and with 45,000 sq ft
allocated to Storey, we have only 20,000
sq ft left to lel. The building is on track
to achieve a BREEAM excellent rating,
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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 retaining 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. More than half
of the construction spend has been with
businesses in the City and neighbouring
boroughs, ensuring locat pecple benefit
from our development,

At 1 Triton Sguare, Regent’s Place,

we are fully pre-let on the office space
to Dentsu Aegis Network on a 20-year
lease. The building topped out in the
year and subject to social distancing
requirements, we are now targeting
practical completian in calendar Q2 2021.

Near term pipeline

Our near term pipeline covers more than
tm sqg ft. At Norton Folgate we have
consent for a 336,000 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. Our plans envisage

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

At 1 Broadgate, we have consent for a
538,000 sq ft office-led scheme, including
137,000 sq ft of retail, leisure and dining
space, connecting Finsbury Avenue
Square with retail at 100 Liverpool Street
and the Broadgate Circle.

&5



PERFORMANCE REVIEW CONTINUED

At Aldgate Place, Phase 2 is a build-to-
residential scheme delivering 159 homes
wilh 19,000 sq ft 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 cutlook.

Medium term pipeline

We have three campus developments
in the mediumn term pipeline, together
covering mare than 1m sq ft. These
buildings proyress our mixed use
campus vision and support future
income growth.

The most significant scheme is 2-3
Finsbury Avenue at Broadgate where
our plans add 313,000 sq ft to the
existing space to deliver a 563,000 sg ft
office-led scheme. The building is
currently generating an income through
short term, more flexible lettings,
including 51,000 sq ft allocated to Storey.

At b Kingdom Street, Paddington Central,
our planning application te increase our
censented scheme from 240,000 sq fL to
429,000 sq ft was rejected by Westminster
City Council bul has sinee heen rallad in

100 Liverpool Street

by the Mayor and we are awaiting a
decision. The scheme includes the
opportunily to develop a former
Crossrail works site which reverts to
British Land an campletion of Crassrail,
providing 80,000 sq ft of community,
retail, tetsure and cultural facilities,
reflecting feedback from focus groups
and residents who we consulted on how
thic space could best be used. At the
Gateway Building, Paddington, we have
consent for a 105,000 sq ft premium hotel.

Retail develapment:
enhancing and repositioning
our portfolio for the future

Inline 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 to
undertake sigmficant relail development
in the near term. We dao hawever
maintain a range of oppartunitics
across our portfolio which preserve our
optionality but we wouid only commit

lo projects which are aligned with our
strategy, most likely comprising a
mixed use element, and when market
cnnitinns arg cupportive.
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Completed developments

We compleled our 108,00U sq ft leisure
cxtension at Drake Circus, Plymouth
comprising a 12-screen cinema and
14 restauranis which is 67% let.

We have no commutied retail
developments.

Medium term pipeline

CQur medium term pipeline 1s facused

on mixed use opportunities. At Ealing
Broadway, we are working up plans for
an exciting new 303 NN sa ft offire-lad
mixed usc scheme that will sit adjacent
to our Ealing Broadway shopping centre,
outside the new Crossrail entrance.

The first step is a refurbishment of

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




Canada Water: 53 acre masterplan
for a new urban centre in Central London

Highlights

- Secured resotution to grant
planning permission for the
Canada Water Masterplan,
a bm sqg 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 $S106
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
loothall seriously That goes
beyond the game - cur players are
learning what it means to work
hard and be part of a team s
they're developing a reat sense of
cormmunity and responsibility.
British Land gave their time,
provided practical help with

our business plan and

they re amangst our most
enthusiastic fans!”

Jamie Mehmet,
Ballers Football Acadamy

g pen
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At Canada Water, we are warking with the
London Borough of Southwark to deliver
a 9m sq ft mixed use scherme, including
3,000 new homes alongside a mix of
cornmercial, retail and community space.
The site 1s located on the Jubilee Une and
the Londen Overground, making it easily
accessible from London Bridge, the West
End, Canary Wharf, Shoreditch and South
West London (twill also be an indirect
beneficiary of Crossrail, 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 September we received a resolution to
grant outline planning on the entire bm
sq ft masterplan from Southwark
Council, including detailed consent on
the first three buildings, covering
580,000 sq ft. In February 2020, we
received conflirmation from the Mayor of
London that he would not be calling in
the scheme for further consideration.
Following the completion of the S106
Agresment and issuc of planning
permission, which may be delayed due to
the impact of Covid-1% 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 eartiest surmnmer 2020, This will
combine the ownership of our assets at
Canada Water into a single 500-year
headlease, with Southwark Council as
the lessor. At that point, British Land will
own B0% of the scheme with Southwark
Council owning the remaining 20% and
going forward, they will be able to
participate in the development, up to

a maximuen of 20% with returns
pre-rated accordingly.

The resclution to grant planning decisian,
which was unanimausly agreed by
Southwark Council 1s a positive
endorsement of our programme of
engagement with the local community,
which has included cver 120 public
consultations and tocal outreach events,
attracting over 5,000 indwviduals. 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 wall be delivered.

Sustainability has been integral to our
approach from the start, and we are
committed to & strategy thal ensures
the masterplan will support low carben
living. In tatal, a mimmum of 35% of the
53 acres will be public open space and
we will be planting more than 1,200
additionzl trees, both on and offsite.
Qur plans will also benefit the existing
and growing local community, with
investment into educatian, health and
community 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 A1 will provide a mix of
residential and workspace and building
AZ will provide workspace and the new
leisure centre Both Al and A2 will
include retail at ground loor.

Potential funding structures will be
explored on farmal receipt of planning,
ahead of which, we are seeing interest in
the space from a range of sectors and
discussions are underway on several
buildings. This year, we announced our
partnership with TEDI-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 Water over the year showed

an uplift of 9.8% reflecting the progress
made on planning.
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Resilient performance

In a challenging market

Hap st e -

JIE N BT 2020
Underlying earnings per share'” 34.9p 32.7p
Underlying Profit'/ £340m £306m
IFRS (loss) after tax £1320im £(1,114]m
Dividend per share 31.00p 15.97p
Total accounting return ~ 3.3]% (11.01%
EPRA nel asset value per share'? ?05p 774p
IFRS net assets £8,689m £7,147m
LTy -~ 28.1% 34.0%
Weighted average interest rate” 2.9% 2.5%

. See Glessary an website for defimtions
See Table B within supplementary disciosure for reconciliations to IFRS metrics
. See Note 2 within financ il statements far calculation
See Note 17 withen financial statements for calculation and recanciliahon ta IFRS metrics
. Ona proportinnally consclidated basis including the Group's share of jaint ventures and funds

P L R —
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Overview

Financial performance for the year was resilient in the context
of significant sales over the tast two years, an especially
challenging retait environment and the impact of Covid-19
which arcse 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 of share buybacks which added
1.1p 1n the year.

Capital activity [sales net of acquisitions and share buybacks)
decreased EPS by 1.4p in the year. Proceeds from sales have
been deployed into our valuc-accretive development
programme. The recently completed and committed schemes
are expected to generate EPS accretion of 4 2p once fully et
based on expected rental income of £62m, of which 88% is
pre-let. Setting aside capital activity, earnings decraased by
0.8p. primarily due to incressed provisioning for tenant
incentives in light of Covid-1%7. Cost savings through
administrative and financing aclivities 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 £2%6m sales [our share] of income
preducing assets, primarily the sale of 12 Sainsbury's
supersteres to Realty Income Corporation in April 2019 for
E429m lour share £194m). In addition, we completed on

£8&m of residential sales at Clarges, Mayfair, £6m of which
exchanged prior to this financial year. We also acquired a 25%
interest [£54m) in West One, a shopping centre and offices
building, above Bond Street station

Valuations reduced by 10.1% on a proportionaltly 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 resitient. 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 ol 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 Graup financial statemenls are prepared under |[FRS where
the Group's interests in joint ventures and funds are shown as a
single ine itemn on the Income statement and balance sheet
and all subsidianies are consclidated at 100%.

Managernent considers the business principally on a
proportionatly consolidated basis when setting the strategy,
determining annual priorities, making investment and financing
decisions and reviewing performance. This includes the
Group's share of joinl ventures and funds on a line-by-line
basis and excludes non-controlling interests in the Group’s
subsidiaries. The financial key performance indicators are also
presented on this basis.

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

Management monitors Underlying Profit as this more
accurately reflects the underlying recurring performance of our
core property rental activity, as opposed to IFRS metrics which
include the non-cash valuation movernent on Lthe 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 equivalents.

Management alsc monitors EPRA NAV as this provides a
transparent and consisient basis to enable comparison
between European property companies. Linked to this, the use
of Total Accounting Return allows management to monitor
return to shareholders based on movements in a consistently
applied metric, being EPRA NAY, and dividends paid.

Loan to value (proportionalty consolidated] is alse 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 other
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 is used internally to
assess income performance. This 15 presented below on a
preportionally consolidated basis. No company adjustments
have been made in the currenl or prior year and therefore this
is the same 25 the pre-tax EPRA earnings measure which
includes a number of adjustrments to the IFRS reported profit
before tax.

[ 2020
TS AR £m
Gross rental Income 576 560
Property operating expenses 44) 182
Net rental income 1.2 932 478
Net fees and other income 10 13
Administrative expenses 1.3 (87) (74)
Net financing costs 14 [121) [111)
Underlying Profit 340 306
Non-controlling interests in
Underlying Profit 12 12
EPRA adjustments’ ) [672] (1,432)
IFRS profit/(loss) after tax ? (3201 (1,114}
Underlying EPS 1.1 34.9p 32.7p
IFRS basic EFS 2 [30.0/p (110.0)p
Dividend per share 3 31.00p 15.97p

1 EPRA adjusiments consist of investment and development oroperty
revaluations, gains/losses an mvestment and trading property disposals,
changes in the fair value of financial instrumerts and assoaated close out
cosls These items are presented in the “capital and other column of the
consclidated income staterent

1.1 Underlying EPS
Underlying EPS is 32.7p, a decline of 6.3% on 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
3 478
(36} 14l 3
(7] (&)
2me Sales Ao Likeforlke Terant Rental IF5= 18 Dewvel- 2020
snans rerthnl centwe  aebtor adepior oprment
C¥dand  provisins provisions atalber
admima
rationg]

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 superstare sales, £4m from the sale of 5 Broadgale in
June 2018 and £11m from the sale of the Spirit Pubs portfalio in
March 2019. Proceeds from these sales are being reinvested in
the development pipeline which is expected to deliver £42m in
rents in future years and is already 88% pre-ltet (E54m).
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Retail Like for like net rental decline1s 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 1s lower than the
historic run-rate due lo lease expiries. Office expiries contributed
a 3.0% decrease to net rents, however the space has either been
re-let oris to he refurbished. Expiries have been maore than
offset by the impacl of leasing activity in the year.

In light of Cavid-19, an impairment of C7m 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 Cém was provided
againsi tenant debtors that were deemed high risk. The March
guarter rent we offered to defer for our retail and leisure
ruslomers [acing chatlenges due to Covid- 1Y were not
receivable at year end and therefore not a trade debtor.

Accounting changes upon adoption of IFRS 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 increased by 480bps to
23.5% (2018/19: 18.7%) as a result of lower rental income
following sales activity and an increase in property outgoing
expenses due 1o 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 i1s 19.8%.

1.4 Net financing costs

£m
[121) é
6 1 (111)
3]
neg Siratang Met Deve op- Shate 2127
ackraty dives rrent RIS buyhiache

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 £%8m 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 proceeds from

net divestmenl includes the repayment of £86m (BL share]

of secured Sainsbury’s JV bonds an 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 1s hedged, based on current commitments
On a spot basis we are 81% hedged. Our use of interesl rate
caps as part of our hedging (alongside swaps] means that
arcund half of our debt benefits if rrarket rates remain tow,



2. IFRS profit before tax

The main difference between IFRS profit before tax and
Underlying Profit is that [FRS includes the valuation maovement
oninvestment and trading properties, fair value movements on
financial instruments and capital financing costs. In addition,
the Group's investrents in joint ventures and funds are equity
accounted in the IFRS income statement but are included on a
proportionally cansolidated basis within Underlying Profit

The IFRS loss after tax for the year was £1,114m, compared
with 3 loss after tax for the prior year of £320m. As a result,
IFRS basic EPS was [110.0]p per share, compared to (30.0lp per
share in the prior year. This primarily reflects the downward
valuation movermnent on the Group’s properties of £1,105m,

and an increase in the capital and other income loss from

joint ventures and funds of £306m, both driven principally by
outward yield shift of 101bps and ERVY decline of 11.7% in the
Retail portfolic.

The basic weighted average number ol shares in 1ssue during
the year was 934m [2016/19- 971m].

3. Dividends

In March, the Company announced the Board's decisian o
termporarly suspend future dividend payments. This was
considered prudent to best ensure we can effectively support
our retail and leisure customers who are hardest hit, protect
the tong term value of the business, and turther strengthen our
financial pesition. Accordingly, the third interim dividend due for
payment in May was suspended. We will seek to resume
dividends at an appropriate tevel as soon as there s sullicient
clarity of outlook. For Lhis we will need to see a significant
improvernent in rent collection and have more visibility on the
post lockdown productivity of our assets, principally how guickly
retail customers and office workers return. The dividend for the
year ended 31 March 2020 was 15.97p.

Balance sheet
“o 2020
ol ITERN L £m
Properties assets 12,316 11,177
Other non-current assets 153 131
12,467 11,308
Other net current liahilities (297 (241)
Adjusted net debt 6 (3,521] (3,854)
Other non-current Lizbilities o - -
EPRA net assets 8,649 7,213
EPRA NAV per share 4 905p 774p
Non-cantrolling interests o 21 112
Other EPRA adjustments’ (171 1178
IFRS net assets 5 8 689 7,147

Proportionally consolidated basis

1. EPRA net assets exclude the mark to market on derwatives and related debrt
adjustrrents, the mark-to-market on the convertible bond as well as deferred
taxat on on property and derwat ve revaluations. They include the trading
properties at valuation [rather than lower of cost and net realisable valuel and
gre adpusted {or the dilutive impact of shore options No difution adjustment
is made far the £350m zero coupon canvertibte bond maturing in 2020
Details of the EPRA adjustments are included in Table B within the
supplernentary disc losures

4, EPRA net asset value per share

pence
705
33 6 774
(137] (31) 12]
R Y3uauon  onoe- Jadends -narary  Snare «02)
perte lyig vty baynack
marce Fofn

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 portfolio and Canada Water were more than
offset by a fall in Retail values.

Office valuations were up 2.3% driven by strong leasing at our
developrents which were up 7.5%, including 100 Liverpool
Street where values were up 19% ERV growth was 3.2% across
the standing investments and yields moved in 4bps. ¢

Valuations in Retail were down 26.1%, with outward yield shift
of 10Tbps and ERY decline of 11.7%. These values reflect
ongomng structural challenges faced by cccupiers, 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
valuation 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.

EFRA published its latest Best Practices Recommendations in
October 2019 which inctuded three replacement Net Asset
Valuation metrics, namely EPRA Net Reinstatement Value (NRV],
EPRA Net Tangible Assets [NTA] and EPRA Net Disposal Value
(NDV). We will repart all three metrics going forwards, adepting
EPRANTA as our primary metric as 1t 1s the closest to our
current primary metric, EPRA NAY. The three meirics have been
presented below as at 31 March 2020 to provide a comparison
to the current measures, EPRA NAV and EPRA NNNAV.

i Do

EFPRA Net Reinstatemeant Value (NRV] 7,872 845
EPRA Net Tangible Assets [NTA] 7,202 773
EPRA Net Disposal Yalue [NDV) 6,762 726

5. IFRS net assets

IFRS net assets at 31 March 2020 were £7,147m, 2 decrease of

£1,542m from 31 March 2019. This was primarily due to the IFRS
loss after tax of £1,174m, 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
13,854)
(3.5211 382 375
(1251 1164l
118) (388) (295)
M9 Disposals  Acqu Levelop.  Netcash Owdends  Shaw Other 2020
sitians  mentand  fepm buyback

CApcR aperatizrs

Adjusled nel debtis a proportionally consoldated measure. it represents the
Group net debl as disclosed in Note 17 to the financial statements and the
Group's share of jont venture and funds net debt excluding the mark-to-rmarket
on derwatwes, related debt adpustments and non-controlling interests,

& reconciliztion between the Group net debt and adjusted net debl s

included in Table Awithin the supplementary disclosures

Net sales reduced debl by E244m whilst development spend
totalled £291m with a further £97m on capital expenditure
related to Storey fit-out and asset management on the standing
portfolio. The value of recently compleled and committed
developments is £1,174m, with £78m costs to come.
Speculative devetopment exposure is 0.6% of the partfolio.
There are Tm sq ft of developments in our near lerm pipeline
with anticipated cost of £60G5m.

7. Financing

el HE|

B 2 2020 o ZU?[L_
Net debt /
adjusted net debt’ £2,765m  £3,247m £3527m £3,854m
Principal amount
of grass debt £2,881m £3,294m £3895m £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 6.3x 5.8x 3.8x 3.8x
Weighted average
maturity of
drawn debt 73years é.8years 8.1years 7.5years

1 Group data as presented in Note 17 of the iinancial staternents. The proportonally
consolidated figures include the Group's share of joint venture and funds’ net
debt and exclude the mark to market on dervatives and related debt
adjustments and non-controlling interests.
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Al 31 March 2020, our proportionally consolidated LTV was
34.0%, up 590bps from 28.1% at 31 March 2019. Valuation
declines cantributed 340bps of this increase, and capital
spend contributed 210bps. Note 17 of the financial statements
sets out the calculation of the Group and proportionally
consclidated LTV.

During the year, we 1ssued a new £100m 2034 USPP note
following prepayment of a £98m 2027 note, extending debt
maturity and delivering future interest cost savings.

In March, we completed our first ESG linked Revolving Credit
Facility at £450m with a group of eight banks, by extending and
amending one of our existing unsecured RCFs. The extended
RCF has a headline margin of 70 basis points over LIBOR
lunchianyedh aud an rliak flve-year term which may he
extended to a maximum of seven years at British Land’s
request, subject to banks” consent. The facility may continue (o
be used for our general corporate purposes. Aligning with our
sustainability strategy, the facility includes lwo ESG-related
KPls focused on the BREEAM ratings of our developments and
assets under management.

We also extended a total of £925m under other committed 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 Liability and debt management activity has enabled us to
reduce our weighted average interest rate to a new low of 2.5%
Qur weighted average debt maturity 1s 7.5 years.

At 31 March 2020, British Land had £1 8bn of committed
unsccured revolving bank facilities: undrawn facilities and
cash amounted to £1.3bn. Based on our current coamrmitments,
these facilities and debt maturities, we have no requirement to
refinance until 2024.

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

v

Simon Carter
Chief Financial Officer



Covid-19 operational update

Rent due 2 Mar<h to 30 April Cffices Retail’ Tetal
Recewed o 97% 43% 68
Rent deferrals 1% 407% 22%,
Rent forgiven 1% 4% 3%
Moved to monthly - 1% ~
Dutstanding . B 1% 12% T
Collection of adjusted biling: ] 99% 78% 91%

1 incluges non-cffice customrens lotated within cur Landon caTpdses

2 Tatal billed erte exclusive of rent deterrals, rent forgven and *enanats moved to monthly payments

3 Az st 15 May

Retail

Following the measures announced by the Government on

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

All athers rernain open to provide Important access {o essential
stores such as supermarkets and pharmacies. Overall, as of

25 May, in line with Government measures, ¢.270 indvidual
units (¢ 15% of the total} are open.

0On 26 March, we announced that at sites we control, we would be
releasing smaller retail, food & beverage and leisure customers
from their rental obligations for three maonths [Aprit ta June).
The financial impact in terms of lost rent 1s ¢ £2m.

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

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

2 March and 30 April Of the remainder, 40% s deferred, 4% 15
forgiven, 12% is outstanding fprimarily owed by strong retailers)
and 1% has moved to monthly payments.

Several occupiers entered administration in the wake of the
Covid-19 crisis, representing £5.1m of lost contracted rent.

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

In the period since the lockdown, frem 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
operational, although physical occupancy 1s significantly
reduced with the majority of people now working from home.
While the crisis has inevitably created uncertainty for our office
occupiers, it has not materially affected our rent collection to
date and we benefit from a high quality, diverse custormer base.

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

At Storey, we identified savings from reduced operations

and offered all our cuslomers discounted rent for 3 months.
This proactive measure has been weli received by our customers,
in particular smaller local businesses. Seime customers have
asked for additional flexibility in meeting their rental chligations,
and consistent with our approach across the portfolio, we are
supperting those companies who have been adversely impacted,
but with otherwise strong business medels. In these cases,

we are providing up to three-month rent deferrals representing
¢ 20% [by number] of Storey customers and £0.4m per manth.
Occupancy across stabilised buildings was 2% at year end, and
remams unchanged with assets in ramp up at 42% occupancy

Across the Offices portfolio, we have 220,000 sq ft under offer
and 160,000 sq ft in negotiations. We are cantinuing to make
progress, particularly on larger deals which are generally on a
longer time frame. On smaller deals, where cccupiers are
looking to take space soen, progress has been delayed due to
uncertainly around fit out and timing of cccupation. 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 resull of Covid-19,
whilst we reviewed how Public Health England guidelines could
be adhered to, all aur major sites are now open, including both
100 Liverpool Street and 1 Triton Square. However, we are
currently operating at much lower levels of productivty due to
reduced number of operatives on site and amended warking
practices. Al 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 Triten Square, we are targeting calendar Q2 2027
for practical completion.

We have reached practical completion on 135 Bishopsgate and
the space 15 now being fitted out, atbeit progress will inevitably
be slower with fewer operatives on site.
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FINANCIAL REVIEW CONTINUED

Our assessment of Covid-19

on our offices and retail customers

L.ower Impact -
Typical sectors:
- Global Technology

- Financial Institutions

- Professional and Corporate
- Grocery and Convenience

- Government

93%

Rent collected due between
2 March-30 April

Qur assessment of Covid-19 on our customers

We have undertaken a bottom up analysis to understand the
potential iImpact of Covid-19 on our customers and therefore
the risk associated with our rental cashilows. 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 sectars such as international technology
businesses, financial institutions, professional services and
government. Customers we believe are likely to experience a
higher impact account for 57% 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 markel capitalisations of over £1bn [as at 18 May 2020}

Furthermore, income fram lower impact customers fully
covered property, administrative and finance costs in FY20.
Covenant headroom

We continue to have significant headroom to our debt covenants.

There are two finanoial covenanis which apply across all of the
Group's unsecured debt:

- Net Borrowings not lo exceed 175% of Adjusted Capital 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 debl.
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Higher Impact
Typical sectors:

- Food & Beverage, Leisure
- Fashion and Beauty

- Generzal Retail

- Traveland Media

- Home and DIY

39%

Rent collected due between
2 March-30 April

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 capitalisation as at 18 May.,

Secured debt with recourse to the Group is provided by
debentures with long maturities and lrnited amwor isalion.
These are secured against a combined pool of assets with
common covenants: the value of the assets is 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 once. We usc
our rights under the debentures to actively manage the assets
in the security pool, In line with these cover ratios.

The secured debt in joint ventures and funds Is 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 further fall in asset values across the partfolio of
45% prior to any ritigating actions.

We have access to £1.3bn of undrawn facilities and cash, with no
requirement 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 to balance the
benefits of leverage against the risks, including magnification
of property returns. A loan to value ratio [LTV'| measures aur
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 proportionally
consolidated LTV was 34.0% and the Group measure was 28.9%
Our LTV is manitored in the context of wider decisions made by
the business. We manage our LTV through the property cycle
such that our financial position would remain robust in the
event of a significant fatl in property values. This means we do
not adjust our approach to leverage based only on changes in
property market yields. Consequently, our LTV may be higher in
the low point in the cycle and will trend downwards as market
yelds tighten.

Debt finance

The scale of cur 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 finznce on attractive
terms. Good access to the capital and debt markets allows us
lo take advantage of opportunities when they arise. The Group’s
approach to debt financing for British Land is to raise funds
predorminantly on an unsecured basis with our standard
financial covenants [set out on page 77). This provides flexibility
and low operationat cost. Our joint ventures and funds which
choose to have external debt are each financed in ring-fenced’
structures without recourss to British Land for repayment and
are secured on their relevant assets. Presented on the
following page are the five guiding principles that govern the
way we structure and manage debt.

Monitoring and controlling our debt

We monitar our debt requirement by focusing principalty on
current and projected borrowing levels, available facilities,
debt maturity and interest rate exposure. We undertake
sensitivity analysis to assess the impact of proposed
lransactions, movernents in interest rates and changes in
property values on key balance sheet, liquidity and profitability
ratios. We also consider the risks of a reduction in the
avallability of finance, including a temporary disruption

of the debt markets. Based on our current commitments
and available facilites, the Group has no requirement to
refinance until 2024, British Land’s committed bank facilities
total £7.8bn; 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 to movernents
in market rates of interest over a five-year period. 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 aur projected debt on average over the next five years, with a
decreasing profile over that period Our use of interest rate
caps as part of our hedging lalongside swaps) means that 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 Commitiee
The interest rate management of joint ventures and funds is
considered separately by each entily’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 depesits and arranging
derivatives. Regular reviews are made of the external credit
ratings of the counterparties

Foreign currency

Our policy 1s to have no material unhedged net assets or
hiabilities denominated in foreign currencies. When attractive
terms are avallable, the Group may choose to borrow in
currencies cther 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
particutar sources of funds and borrow from a large number of lenders from different sectors in
the market across a range of geographical areas, with arcund 30 debt providers in bank facilities
and private placements alone. We work to ensure that debt providers understand our business,
adopting a transparent approach to provide sufficient disclosures to enable them to evaluate their
exposure within the overall context of the Group. These factors increase our attractiveness to
debt providers, and in the last 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 convertible bonds. In addition, we have existing long dated debentures and
securitisation bonds. A European Medium Term Note pragramme is maintained to enable us to
access Sterling/Eurc unsecured bond markets when it is appropriate for our business.

£4.2bn

total drawn debt
{(proportionally
consolidated)

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] at £450m for a new five-year term.

7.5 years

average drawn
debt maturity
(proportionally
consolidated]

Maintain liquidity

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

£1.3bn

undrawn revolving
credit facilities and
cash

Maintain flexibility

Our facilities are structured te provide valuable flexibility for investment activity execution,
whether sales, purchases, developments or asset management initiatives. Our unsecured
revolving credit facilities provide full operational flexibility of drawing and repayment (and
cancellation if we require] at short notice without additional cost. These are arranged with
standard terms and financial covenants and generally have maturities of five years. Alongside
this, our secured term debt in debentures has good asset security substitution rights, where
we have the ability to move assets in and out of the security pool.

£1.8bn

total revolving credit
facilities
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Maintain strong metrics

We use both debt and eguity financing. We manage LTV through the property cycle such that
our financial position weuld remain rebust in the event of a significant fall in property values
and we do not adjust our approach to leverage based on changes in property market yields.
We manage our interest rate profile separately from 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
(proportionally
consolidated)



Group borrowings

Unsecured financing for the Group includes bilateral and
syndicated revolving bank facilities [with inttial terms usually
of five years, often extendable); US Private Placerments 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 '‘Barrowings in our joint
ventures and funds’] is 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 covenanls, which have been
consistently agreed with all unsecured lenders since 2003, are:

- Net Barrowings not to exceed 175% of Adjusted Capitat
and Reserves

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

There are no income or Iinterest cover covenants on any of the
unsecured debt of the Group.

The Unencumbered Assets of the Group, not subject to any
security, stood at £6.5bn as at 31 March 2020.

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

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

Unsecured financial covenants

Secured borrowings

Secured debt with recourse to British Land 15 provided by
debentures with long matunties and lirmited amortisation.
These are secured against a combined pool of assets with
common ¢ovenants; the value of the assets is required to cover
the amount of the debentures by a rmimimum of 1.5 times and
net rental income must cover the Interest at least once. We use
our rights under the debentures to actively manage the assets
in the security pool, in iine with these cover ratios We continue
to focus on unsecured finance at a Group level.

Borrowings in our joint ventures and funds

External debt for our joint ventures and funds has been
arranged through long daled securitisations or secured
bank debt, according to the requirements of the business
of each venture.

Hercules Unit Trust has two term bank loan facilites maturing in
2022 and 2023 arranged for its business and secured on property
portfolios, without recourse to British Land. These loans include
LTV ratios of 65% and 60%, and income based covenants.

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

B 0years. The key financial covenant applicable is to meet interest
and scheduled amortisation (equivalent to one Lmes cover],
there are no LTV default covenants These securitisations have
guarterly amortisation with the balance outstanding reducing to
approximately 20% to 30% of the original amount raised by
expected final maturity, thus mitigating refinancing risk.

There 1s no obligation on British Land to remedy any
breach of these covenants in the debt arrangement of joint
venlures and funds,

My 2 ik - 2020
AN 5 %
Nel borrowings to adjusled capitat and reserves 34 29 29 29 4D
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 managerent is a cornerstone
of our strategy and integral to the achievement of our objective
ol delivering sustainable long term value. We maintain a
comprehensive risk management process which serves to
identify, assess and respond to the range of financial and
non-financial risks facing our business, including those risks
that could threaten solvency and liguidity, as well as to identify
emerging risks. Our approach is not intended to eliminate risk
entirely, bul instead to manage our risk exposures across the
business, whilst at the sarmme time making the most of

our opportunities.

Our integrated approach combines a top down strategic view
with 8 complementary bottom up operalional process outlined
in the diagram below. The Beard has overall responsibility for
risk management with a focus on determining the nature and
exient of exposure to the principal risks the business 1s willing
to take in achieving its strategic objectives. The amount of risk
is assessed In the context of cur business model and the
external environment in which we operale - this is our risk
appetite. It 1s integral both to cur consideration of strategy and
to our medium term planning process.

Our integrated risk management approach

TOP DOWN

Strategic nisk management

The Audit Cornmittee takes responsibility for overseeing 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 threaten
its solvency or liguidity

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 risks into
external, strategic and operational risks. The Risk Committee
[comprising the Executive Committee and senior management
across the business and chaired by the Chief Financial Officer]
Is responsible for managing the principal risks in each category
in order to achieve our performance goals.

Whilst ultimate responsibility for oversight of risk management
rests with the Board, the eflective day-to-day management of
risk is embedded within our operational business units and
forms an integral part of how we work. This bottorm up
approach allows potenlial risks to be identified at an early stage
and escalated as appropriate, with mitigations pul in place to
manage such risks. Each business unit maintains a
comprehensive risk register. Changes to the register are
reviewed guarterly by the Risk Committee, with significant and
emerging risks escalated to the Audit Committee.
Ioreas more agout tre Board ans Audit Coaneatter < s deees ging,

canes U0 1 and T

BOTTOM UP

Operational risk management

BOARD / AUDIT COMMITTEE

Review external environment
Robust assessment of principal risks
Sel risk appetite and parameters

Determine siralegc action points

v

A

Assess effectiveness of risk management systems

Report on principal risks and uncertainties

RISK COMMITTEE/ EXECUTIVE DIRECTORS

Identity principal risks

Direct delivery of strategic actions 10 Line with
rick appetite

Manitor key risk indicators

v

Consider compteteness of identified risks and
adequacy of mitigating actians

Consider aggregation of risk exposures across
the business

BUSINESS UNITS

Exccute strategic actions

Report an key nsk indicators

v
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Our risk appetite

crmrrer e e, b I P SE A | R P B B PO LR RN

Investment strategy - Execution of targeted acquisitions and dispasals in Line with capital allocation plan <

[overseen by Investrment Committee)

- Annual IRR process which forecasts prospective returns of each asset

- Percentage of portfolio in non-core sectars

Development strategy - Total development exposure <15% of investment portfolio by value EEN
- Speculative development exposure <8% of investment portfolio by value

- Progress on execution of key development projects against plan

Capital structure - Manage our leverage such that LTV should not exceed a maximum levelf market yields <

were to rise to previous peaks
- Fmnancial covenant headroom

Finance strategy - Period until rehinancing is required of not less than twao years FAS

- Percentage of debt with interest rate hedging [spot and average over next five years]

People ~ Voluntary staff turnover 3
- Employee engagement
Incorme sustainability - Market letting risk including vacancies, upcoming expiries and breaks, and speculative AN

development

- Weighted average unexpired lease term
- Concentration of exposure to individual customers or sectors

Key: Change inrnok appetite from last year T Increase

Our risk appetite is reviewed annually as part of the strategy
review process and approved by the Board. This evaluation
guides the actions we take in executing cur sirategy. We have
identified a suite of Key Risk Indicators [KRIs] and defined
specific tolerances for each [surmmarised above] These are
reviewed quarterly by the Risk Committee, to ensure that the
activities of the business remain within our risk appetite and
that our risk exposure is well matched to changes in our
business and our markets. These include the most significant
judgements affecting our risk exposure, including our
investment and development strategy; the level of occupationat
and development exposure; and our financial leverage.

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

<2 Nochange J, Decrease

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

- high occupancy of ?7% acress our assets and proactively
managing our exposure to individual occupiers and sectors.

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

- anefficient capital structure and liquidity position. Based on
pur current commitments, available bank facilities and debt
maturities, we have no requirement ta refinance until 2024,
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MANAGING RISK IN DELIVERING OUR STRATEGY CONTINUED

Our risk focus

The general risk environment in which the Group operates has
increased over the course of the year, which 1s largely due to
the continued level of uncertainty associated with the Brexit
process, the challenging UK retail market and weaker
investment markets. This has been compounded more
recently by the Covid-19 cutbreak.

Covid-19 presents a new and major risk to the business. As yet,
it is impossible to fully predict the impact on the global and UK
economy and thus the consequential impact on our business
and our key markets. The Board will continue to closely
monitor and adapt to the developing situation and its effect on
the Company, although the Board is reassured by the strength
of our halance sheet, our high quatity diverse por Luliv ul dssets
and operational expertise; which means we are positioned to
protect our business through the near term period of
uncerlainty. We have considered the potential impact of
Covid-19 on each of our principal risks, which are set cut on
pages 82 to 87. We have robust crisis management and
business continuity plans in place and have acted swiftly in
dealing with the exceptional challenges posed by Covid-19;

our focus is to ensure the safety of our people, our assefs

are securely maintained and to suppori our customers

and supphers,

Brexit continues to be an area of specific focus, which is
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 31 January 2020, any significant
impact will only be Tell when Uhe transition period ends on

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
continumng uncertainly around the economic, political and
regulatory outlook.

We are continuing Lo monitor exlernal events 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 Commuttee has also focused on some
key nperational risk areas across the business including:

- retailer tenant nisk and managing our exposure Lo Lusluer s
or sectors in a mote challenging market backdrop

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

- health, safety and environmental risk management. Our
Health and Safety rmanagement system was re-certified
under BS OHSAS 18001

- climate change which is increasingly important for risk
management. The Risk Committee s overseeing the
Steering Committee’s progress towards TCFD compliance

- ongoing dala privacy programme and implementation

- payment operations and key financial contiols

- procurement and new supplier onboarding process

- nternal audit and implementing control findings, including a
review of Inlormation Security policies and key controls

- on site compliance audits across our assets

Our principal risks and assessment

Our risk management frameawork is structured around the
principal risks facing British Land. The Board confirms that a
robust assessment of the principal risks facing the Company,
including these that would threaten its business medel, future
perfarmance, solvency or liguidity, was carried out during the
year and more recently taking into account the current
Covid-19 risk and economic and political envirenment

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 material change lo e
nature of the Group's principal risks, not surprisingly several
risks have increased as a result of the challenging external
environment and significanl ongoing uncertainty. At last year
end, we flagged the economic cutlook, political outloak,
investment and occupier demand, our investment strategy and
income sustamability risks as elevated. Qur current
assessment is that these nisks remain heightened, but also:

- The emerging threal from Cevid-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 its 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 people,
our investment strategy and income sustainability
principal risks.

- The dynamics in the office and retail markets are very
different and thus the risks of investrment and occupier
demand should be assessed separately; with retail already
showing @ 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 detailed on pages 82 to 87, including an assessment of the potential impact and
likelihood and how the rnisks have changed in the year, together with how they relate to our strategic priorities.
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Other Group risks

In addition to our principal nsks, there are also a number of other risks that are largely operational in nature and are
managed centrally with appropriate processes and mitigation plans in place.

These risks comprise:

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

D. Effective control environment

Key
Strategic priorities Change year on year
Customer Orientation &> No change

By roht Places
Capitat Efficiency

Expert People

’I‘Tncrease

\l, Decrease

MNote: The above 1lustrates principal risks which by their nature are those which have the potential to significantly impact the Group's strategic
abjectives, financial position or reputation. The heat map highhghts net risk, after taking account of principal mitigations. The arrow shows the
movement from the 2019 point,
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Principal risks

External risks
Risks and impacts

How we monitor and rnanage the risk

Change in risk assessment in year

[l Economic outlook

The UK econemic climate and future -
movements in interest rates present

risks and ocpportunities in property and
financing markets and the busingsses

of our customers which can impact both _
the delivery of our strategy and our

financial performance.

B Political and regulatory outlook

Significant political events and regulatory -
changes, including the decision to leave the
EU, bring risks principally in three areas:

- retuctance of investers and businesses
to make investment and accupational
decrsions whilst the outcome
remains uncertamn

- nndetermination of the cutcame,
the irnpact on the case lor invesiment
in the UK, and on specific policies and
regulation introduced, particularly those
which directly impact real estate or
our customers

- the potential for a change of leadership
or polilical directior

Key

The Risk Committee reviews the economic
environment in which we operate quarter ly to assess
whether any changes to the economic outtosk justity
a reassessment of the sk appetite of the business,
Key indicators including forecast GOP growth,
employment rates, business and consumer
confidence, interest rates and inflation/defiation are
considered, as well as cential bank guidance and
governrent policy updates.

We stress test aur business plan agamel 3 downtuin
in econgric outlook to ensure aur fmancial position
15 sufficiantly flexible and res:lient

Qur resilient business model focuses on a high
quality portfolio Linderpinned by our balance sheet
and financial strength

Whilst we are not able to influence the cutcome of
significant political events, we do take the
uncertanty related to such everts and the range of
pussible outcomes into account when making
sirategic investment and financing decisions
Internally we revicw and monitor proposals and
emerging policy and legislation ta ensure that we
take the necessary stops to ensire camphance it
applicable Additionally, we engage publ c affairs
consultants to ensure that we are properly brieted
on the potential policy #nd regulatory iImplicanons
of poliical events We also monitor public trust

In business

Where appropriate, we act with other industry
participants and representative bodies to cortribute
ta palicy and regulatory debate We monitor and
respand to eodal and polibical reputational
chaltenges relevant to the industry and apply our
own cvidence-based research la engage in thought
leadership discussions, such as with Design for Life.

Change in risk assessment from last year

increase
< No change

N Decrease
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Fronomic growth rermained valatle throughout the
year. The gutcome of the Genera! Election and Brexit
withdrowal deal had imihally been positwe for the UK
econumy; however, the recent Cowid-19 outbreak has
derarled any revival in the UK economic outlook

GOP forecasts for 2020 have continued to reduce with
many cormmentaleors predicting the impact on the
economy will be deeper tnan the past Global Financial
Crisis dawrturn, with the trajectory of recovery
difficult to farecast.

Also, faiture to achreve a UK EU arrangement
canducive to trade 15 also a key risk to the outlook for
the UK econorny.

Strong levels of government spending and measures
anncunced by the Bank of England to lower interest
rates willinitially help mitgate sorme of the impact of
Cowd-19.

Cavid-19. Looking ahead, whilst the long term
economic impact of Cowvid-1% 15 hara to predict, the
acunamy feces a challenqing shart term autlaak, with
an increased risk posed by a glehal recescion. Whilst it
15 Inevitable that our husiness, ke many others, will
be negatively impacted, our business hus a strong
nalance sheetl and clear long term strategy.

The political sk out.ook remains fugh dictated by the
national and global respunse to Covid-1? and thers
remains significant uncertamnty until our [uture
relationship with the EU has been determined.
Furthermeore, the global geopolitical and trade
envrenments refman uncertam

Covid-19 Tis nol pessib'e o predict fully tne iImpact
Cuvidl-19 and Bresatwall have on our

business and our markets, but we are well placed 1o
respond proactively to the key risks and have modelled
various scenarios as part of our five-year forecasts.



Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

. Commercial property investor demand

Reducticn in investor demand for

UK real estate may result in falls in
asset valuations and could arise from
variations in:

- the heattn of the UK econamy

- the attract veness of
the UK
gvailability of hrance

mvestment in

- reiatie attractiveness ot ather
as=ef classss

- The Rick Cormmiftes rev ows the proparty ma-kat
quarterly to assess whetner any changes Lo ne
narket ouilock present 1sks and opportunities
win-ch should be reflected in the exezution of
cur strategy and ou- capital allocat un plan
The Camirrittes consigess indicators such as the
margin between property ¢ elds and norrowing
cosls and property capital growth forecasts, which
are considered a.ongside the Comireitter merrbers’
knowledge and experience of market actrety
ano trends

- We locus on prime assets and sectors which we
believe wall be less susceptible over the medium
term to a reducticn in occupier and investor dermand
We maintain strong relationskips with agents and
direct 1nvestors active in the market

- We stress test our business plan for the effect of a
change in property yields.

B Occupier demand and tenant default

Underlying income, rental growth and
capital performance could be adversely
affected by weakening occupier demand
and occupier failures resulting from
variations in the health of the UK economy
and corresponding weakening of
cansumer confidence, business activity
and investment.

Changimg consurmer and business praclices
inciuding the growth of \nternet retailing,
flexible working practices and demand far

energy eficient buildings. new technalngies,

new legislation and alternative locatiens
may result in earlier than anticipated
absalescence of our buildings of evolving
occupier and regulatory requirements are
not met,

- The Fisk Commitiee reviews indicators of nccupier
demand quarterly including consumer confidence
surveys and omployment and ERV growth farecasts,
alongside the Cemmittee members” knowledge
and experience of occupier plans, trading
pertorrmance and leasing activty In guiding
execution of our strategy

- We have a high qualily, dversified nccupser base
and maomtor concentration of exposure to ndwvdual
oceupiers or sectors We perfaorm rigorous cccupier
covenant checks ahead of approving deals and
on an ongaing basis so that we can be proactive
IN Managing exposure to weaker occupiers.
Trrough aur Key Occupler Account programrme,
we work tagether with our customers to find ways
to best meet their evolving requirements

- Qur sustainability strategy Links action on custormer
health and wellbeing, energy efficiency, community
and sustamable design to our business strateqy
Qur social and environmental fargets help us comply
with new legslation and respond to customer
demands, for example, we expect all our current
new developrients to achieve a BREEAM Excellent
or above rating
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/r London Offices

— Investment velumes were low but picked apin the

final guartas of 2019 tollowing tne UK election and
Brexil cutceme However, in the wawe of Cond-1%,

a number of trarsactions nave been cance.led

or postponed

Cowd-19 We expect investor conf dence and volunas
wll beimpacted nthe short ter v However, nitre
langer term we cxpect markel fundamentals 1o
cantinuge to favour London Offices as yiewds remain
attractive compared to many other Eurapear marsets,
and London 15 considered a relatvely safe haven,

Retail

— Investment markets were significantly weaker,

reflecting challenges in the accupatianal market
Liguid'ty did return to certain parts of the -narket,
with a pick-up in transactional actvity, particularly in
retail parks, bat this has nat continued as a result o*
Cowd-17

There has been himited Lguidity and a lack of
transuclional ewidence, particularly for large- ot sizes,
and as a resull we have seen sigruficant oulward yield
shift for prime assels

Cowid-17 We axpect the retail irvestment market will
rernain challenging and maternally weaker as a result
of Covid-1% We remain committed to aur plan ta
refine our Retad portfolio; however, we recognise that
making progress with sales i the coming period will
be more difficull

A~ Londen Offices

- Ower the year, occupier demand for high quality,

well lecated London offlices has remained strong

with take up 0 our markels, ahead of the long term
average. However, activity has slowed since March 2020
and Covid-1% 15 likely toimpact some office occupiers
Cowd-19 Whilst it is too early to predict the full impact
of Covid-12 and its effect on haw office occupiers will
want to utilise their space, it is Likely to accelerate the
angoing trend for flexible working, and trends for hat
deskirg and increased densiication may slow. Also 2
reducticn in rental growth 13 possible as decizion
making gaes on hold. However, office supply for large
accupers remans Umited and interest levels remain
robust tor the best quality space Our London
campuses continue to appeal to a broader range of
businesses and are effectvely full

Retail

- The retall cccupational market has remained tough

and the challenges facing UK retail have been
compounded by the Covid-17 lockdown In the shorl
termn, this s playing out in several ways, including rent
reductions, rent deferments and nan-payment,

but also anincrease in retalers entering CVAS

or administratians.

Cawid-19 The cutlock will rermain challengirg as the
structural changes facing retail accelerate and we
expect further retallers will fail Ourfocus s on
helping the customers who are hardest hit but with
otherwise sound business madels, We have a
pragmatic approach to leasing to maintain occupancy.
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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

B Availability and cost of finance

Reduced availability of finance may
adversely impact ability to refinance debt
and/or drive up cost.

Regulation and capital costs of lenders may
increasa cost of finance.

u Catastrophic business event

An external event such as a civil emergency,
including a large-scale terrorist attack,
cybercrime, pandemic disease, extreme
weather occurrence, environmental
disaster or power shortage could severely
disrupt global markets [including property
and finance) and cause significant damage
and disruptien to British Land’s portfolio,
operations and people.

Key

- Market borrowing rates and real estate debt
avallabiity are monitored by the Risk Comrmitiee
quarterly and reviewed regularly in order to guide
our financing actions 'n executing our strategy
We monitor gur projected LTV and our debt
requirements using several internally gencrated
reports focased an borrowing tevels, debt matunty,
available facilitres and interest rate exposure

- We maintain good leng term relationships with
our key financing pariners

- The scale and quality of our business enables us Lo
access a diverse range ol sou-ces of finance with a
spread of repayment dates. We aim always to have
a good level of undrawn, committed, unsecured
revolving facilities to ensure we have adequate
financing availability to support business
requirements and oppertunities
We wark with industry bodies and other relevant
arganisations to participate in debate on emerging
finance regulations where our ntercsts and those of
aur mdustry are affected

<> 7

We mainiain a comprehensive crisis response plan
across all business umis as well a5 a head office
business continuity plan

- The Risk Committee monitors the Home Office
terronism threat level and we have access to security
threat inforrnation services
Asset emergency procedures are regularly reviewed,
and scenario tested. Physical security measures are
in place at properties and development siles

- Our Sustaimability Cornmitiee continues to monitar
cnvirenmenta. risks and we have established a
TCFD Steering Cormnmittee to review our
management processes for cimate-related risks
and oppartunities, Asset sk assessments are
carred out to assess a range of nsks ncluding
socurily, flood, environmental and health and satety.

- We have implemented corporate cyber security
systerns which are supplemented by incident
management, disaster recovery and business
continuty ptans, all of which are regularly reviewed
to be able Lo respond te changes in the threat
landscape and organisational requirements.

- We also have appropriate insurance in place across
the porifolo for physical damage

Change in risk assessment from last year

T Increase
<> No change

J/ Decrease
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Markets have been sdversely affected globally by
Covid-19. Governmrents and central panks have

Lt interest rates a~d increased ecanomic stimulas

In response,

Inthe UK, lenders’ appetite and support varies in
different debt markets. For real estate, sirength of
sponsar and quality of property remain key Availability
of finance for retail assets has signficantly reduced
Cowid-19: British Land has mantained good sceess Lo
sources of funds in the unsecured markets We achieved
goad support frem our banking group with our new
FSG linked RCF of £450m and the extension of £725m
of ather comrmitted bank faclities for a further year.

While the Horne Office threat lovel Trom o nternational
lerrorism has been reduced to Subsiantial’, the
emerging threat from Covid-19 15 incorparated within
our catastrophic business event principal risk and
means our residual sk assessment has nereasen
singe the prar year, Under the new Covd Aoert
System, the threat level of Cowvid- 19 on 2 scale of one
tc five 15 currently rated four ["Severe’), but moving
towards level three {'Substantial’) mean ng saome
lockdown ard social distancing measures need 1o
remainin place

The wider usc and enhancerment of digita. lechnolagy
across the Group increases the nisks associated with
information and cyoer security

Ihe awareness of cumate-related risks has heen
elevated ir the year, atthough we have already

been focused an ths for some time We have o long
track record of focusing on sustainability matters and
have a comprehensive sirategy to address climate
change risks

Cowd-19 We have rohust crisis managenent and
business continuity plans in place and have acted
swiftly in respanding to the exceplional challenges
posed by Covid 19, our focas ;s to ensure the safety of
our people, aur assets are securely mairtained and to
support our customers and suppliers. We protected
the interests of our employecs by moving to working
from home even before 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
properties 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 ard weighting

- brming ol mwestment and divesunent
decisions

- exposure to developments

- asset, occupler, regian concentration

- ca-irvestirent arrangemerts -

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 failure -
adverse plann ng Judgemrents

Jurimvestment st-ategy s determired tz be
corsisters with aur target -k appetite and < based
ar the evaluation of the exiernal enviroamen:
Pregrezs against the strategy and continuing
gligrment with aur nsk apoetite 1= d scusses at
each Risk Commutter wih reference 10 the preperty
marke's ard the external ecoramec gnvirenmeant
Trne Board carniss cut an znnal revew of the
overall corporate strategy 'nciuding the current

ard prespective asset portfolio allocatizn

Indivigual neestment decisions are sub ect to
~obast risk evaluation cverseen by our Investmeant
Committes including consideraton of returns
relative to risk adjustec hurdle rates

Review cl prospective periornance of indiad.aal
assets and ther” busimess plars.

We foster celleborative relatiorsh ps with cur
co-investors and enier intc awnership agrecments
which balance the interests of the parties.

We marage our levels of total and specalative
development exposure as a proporbion of the
investment portfolio value wathin a target range
cansidering associated risks and the impact on key
financial metrics This s monita-ed quarterly by the
Risk Committor alang w th progress of
developments sgamnst plan

Pricr ta commitling o a develooment, a detaled
appraisal 1s undertaken This includes consideration
ot returns relative to risk ad;usted hurdle rates and
15 pverseen by our Investment Commitlee.

Pra-lets are used to reduce development leting risk
where corsidersd appropriate.

Competitive tendering of construction contracts and,
where appropriate, ixed price canlracis entered into
Detailed selection and close momtoring of
contractors including covenant reviews
Experienced developmert managernent team
closely menitars desigr, construction and averall
delivery process

Farly engagerent and streng relaticnships with
olanmirg suthorities

We actively engage weth the communities inwhich
we aperate, as detalled mour Loca: Charter to
cnsure that our development activities consider the
interests of all stakeholders

We manage enviranmental and social risks across
our development supply chain by engaging with our
suppliers, ‘ncluding through aar Supplier Cede of
Conduct, Sustamability Brief for Deve:opments and
Health and Safety Policy,
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We bave 3 clear and cansistent strategy to buid an
increasingly mixed use business, fooused o tnree
care areas, campts locused Londor Offices,
refocused Retall ard resinential

We bave a plan te recuce Retail to 25-30% of aur
partfclio cver the mecium tarm, based on loday's
valLes We Fave made progress on this with £294m ai
retail sales, brngirg the tota sirce we set out our
glarm in Novemnber 2018 ta ¢ £610m

Cowid 19 Mawring value-accretive sales will be rmore
rhalienging in the current rmarket so we wi.l anly
pragress cn ar sppertunisho basis and will cantinue to
allocate capita. thoughtfully in hight of the cur-ert
market conditrans

Development 1s a key element o our investrent case
as a fundamental driver of value, but 1sinherently
mgher risk, particularly when pursuedan a
speculative bas s We bt our development exposure
to 15% of the total investment portfolio by value, with a
maxarnum of 8% Lc te developed speculatvely,

We actively manage our development rsk and
ore-letting cur space 1s an impertant part of that
approach Reflecting our continued successful leasing
activity, B8% of our recently completed and committed
developrnents are pre-let.

Cowvid-%9 We chose to halt construction ar our
cornmitted pipeling, however, wors has safely
recornmenced at all our majar developments, albeit
currently aperating at much lower levels of
productiaty due te reduced numbers of people an site
and amended working practices Delays in
construction may lead to increased cost and thereis a
risk of disputes with development partners as to who
bears the cost of delays. However, our comenitted
developments are close to completion and 88%
are-let. Our speculat ve exposure s low at 0.6% of the
tutal investrrent portfolio, and we are unbikely Lo make
further cormrmtments untlwe have further clarty on
the macro outloak,
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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
for balance between performance, risk
and flexibility:

leverage magnifics property returns,
both positive and negastive

- anincrease n leverage increases the
risk af a breach of covenants on
borrowng facllities and may increase
finance casts

Finance strategy

Finance strategy addresses risks both to
cantinuing solvency and profits generated.
Fallure to manage rebnancing regquirements
may result in a shortage of funds to sustam
the operations of the business or repay
facilities as they fall due

Key

- We manage our use of debt and equity finance
to balance the benefits of leverage agaimst
the risks, including magnification of property
valugtion movemenls.

- We aim to manage our loan Lo value (LTV] through
the property cycle such that our financial pesition
would remain robust in the event af a sigaficant fall
n property values. This means we do not adjust aur
approach lu leverage based on changes in property
markei yields

- Wea manage our imvestment activity, the size and

tirning of which can be uneven, as well as gur
developrment comrmutmenls to ensure that our
LTY level rernains appropriate

- We laverage cur equity and achieve benrefits at scale

while spreading rizk through jaint ventures and
funds whicn are typically partly financed by debt
without recourse to British Land,

- Fwe key principles guide our iinancing, empleyed

together to manage the reks in this arca diversify
our sources of finance, phase maturity ot debt
pertiolio, mantain bguidity, maintan flexibliy,
and rmaintair. strong metrics.

We monilar the period until firancing 15 required,
which 1s a key determinant of financing activity
Debt and capital market conaitions are reviewed
regularly to identify inancing oppertunitizs that
meel our business requirements

- Fmancial covenant headroom s evaluated regularly

and in conjunction with transactions

- Wa are commuitted to mairtain ng and cnharcing

relationsmips with cur key financing partners

- We are mindful of relevant emerging regulaticn

which has the potential to impact the way thal we
linance the husiness

Change in risk assessment from last year

/l\

i Increase
< No change

\l/ Decrease
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- Overthe last few years we have lowerad our

leverage and benefit from a scund financ al position,
with o proportionally consohidated LTV of 347,

[his financiol strength provides us with the capacity
to progress opporiunities

Cownd-19 Given our debt covenant structyre acrass
the Group, we coule wathstand a further fall in asset
values of ¢.453% betore any mitigating actions

The scale of our business and quality of our assets
have enabled us to access a hraad range of debt
finance on attractive lerms During the year, we have
completed £550m of retinancing and extended £725m
of facilities

Qur seriar ansecured rating was alfirmed at

‘A" ard our short term IDR was upgraded to

F1" during the year

Covid-19: We have £1 3bn of undrawn facilitics and
cash and no requirement to ~efinance 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 pecple.

Failure to recruit, develap and retain
staff and Directors with the right

skills and experience may result in
significant underperformance or impact
the effectiveness of eperations and
decisien making, in turn impacting
business performance.

Income sustainability

We are mindful of maintaining sustainabte
income streams which underpin a stable
and growing dividend and provide the
platferm from which to grow the business.

We consiger sustainability of our incame

SUrEAms -

- execubion of Investmient strategy and
capiial recycling, notably fiming of
remvestment of sale procecds

- nature and siraclure of teasing actmily

- nature and uming of asset management
and develapment act wily

Dur HR strategy s designed o mimimise nisk thraugh
- nfermed and swlled ~ecruitment processes
talem: performance managerment and succession
nlanning far key roles
- mghly competitve cormpensation and benefils
- people develcpnent and traimng
The nskois measared through errployee engagement
sarveys, employee lurrover and retention metr os. We
memtor this through veluntany staff turiover i~ addion
to conducting exit interviews

We engage with ou- emgloyees ard suppliers to make
clear our requiremnents 11 manag ng key rneks ncluding
health and safety, fraud ard bribe~y and ather socia.
and environmental m1sks, a5 detailed nour policies and
codes of conduct

- ‘We undertake comprehensive profit and cash flow
farecasting incerporating scenanc analysis to model
the impac: of propased transactiors.

- We take a proactive asset management approach to
rainlain a strong occcupler ine-up. We monitar our
market letting exposure including vacancies,
upcorming expines and breaks and speculative
development as well as our weighted average
unexpired lease term

- We have a igh quality and diversified occupier base
and monitor concentration of exposure to indwidual
aueupiers or sectors.

We are proactwe in addressing key lease breaks
and expiries to mimimise periods of vacancy.

- We actively engage with the communiics imwhich
we operate, as detailed in our Local Charter,
to ensure we provide places that meet the needs
of all relevant stakeholders

Py

Our people strategy 1s fecused on creating a diverse
team w itk a range of sk (s and experiences who can
dever Places People Prefer

Over the year, we have continued to make s.grificant
advances ir ensuring that Brt sh Land remains a
great place to wark, =0 that aur errployees remanr
maotivated and engaged to deliver our strategy
Cowd-1%, The Cowid-1% crisis presents a nealth and
safety nsk Lo our people and has nade day-to-day
nperations maore difficuit and cornplex; and in the
meaium term cur operating model may necs (o
change The healin and wellbeing of cur people has
always been our priority and we were quick lo
encourage all our office-based staff to work from
home We are providing the resources our people
need to work effectively from home, as well s actvely
ranioring our staff wellbeing du-ing this prolenged
period of lockdown

Our income streams are underpinned by bigh quality
assets and a dwerse accupier base with figh
occupancy However, our income will be negatively
impacted by the challenges facing the retail market
cornpounded by Cowid-19.

We continue to actively manitor our exposure {o
occuplers at risk of default and admimistration and a-e
selective about the sectors and occuplers we target
Cawid-19 We are rmindful of the challerges facing

the retarl market which has seen more reta lers foil
To support our simaller retail, tood & beverage and
leisure custome- s facing financial challenges we have
been oftering rental reductions and far targer
occuplers rent deferrals Given the Likely impact of the
current crisis or occuplers, there 1s a 11sk of higher
levels of non-payment of rent There is also a risk that
UK Government inihiatives temperarily structurally
alter the enguing legal oblgations of occuplers (o
meet their contractual comrmitments to landlerds

To preserve flexibility the Board has temporarily
suspended diwvidends untit there s sufficient clarity

of outlnok
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Viability statement

Assessment of prospects

In the current situation it is much more ditlicult to forecast
given the lack of clarity on the extent and implications

of the Covid-19 pandernic. Consequently, the Board's
focus is an stress testing a five-year forecast based on
committed transactions.

We have worked consistently over several years to ensure that
British Land has a strong and rebust financial footing and we
are now benefitting from that:

- We have £1.3bn of undrawn facilities and cash

- Dur leverage remains low, with LTV of 34% at 31 March 2020

- We have a diverse customer base, with our largest occupiers
across Retail and Offices being Tesco [7.8% of Retail renis)
and Facebook [7.8% of Office renty)

- 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 optimum 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
laler years particularly given uncertainty on the extent and
duration of the Covid-19 pandemic.

Assessment of viability

For the reasons outlined above, the period aver 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 torecast cash flows and
covenant compliance forecasts were sensitised to explore the
resilience of the Group to the potential impact of the Group's
significant 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 in its current form if they were
to occur

The Directors paid particular attention to the risk of a
deterioration in ecanomic outlock which would adversely
impact property fundamentals, including investor and occupier
demand which would have a negative impact on vatuations,
cash flows and a reduction in the availability of finance In
addition, we have sensitised for the potential implications of a
catastrophic business evenl. The remaining principal risks,
whilst having an tmpact on the Group's business model, are not
considered by the Directors to have a reasonable likelihood of
impacting the Group's viability over the five-year period to

31 March 2025.
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The most severe but plausible downturn scenario’, reflecting a
severe economic downturn and extended Covid- 19 pandemic,
incorporated the following assurnptions:

- Areduclion in accupler demand and impact on income
sustainability; reflected by an ERV decline, occupancy
decline, increased void periods, development detays, na new
lettings during FY21, the impact of 100% of our hugh risk and
50% of our medium risk tenants entering administration,
and the inability of our remaining Retail tenants [excluding
essential stores] 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 downlurn in 2008/2009, with outward yield
shift to 8% netinitial yield.

The outcome of the ‘downturn scenario’ was that the Group’s
covenant headroom on existing debt [i.e. the level at which
investment groperty values would have to fall before a financial
breach occurs] reduces from 45% to, at its 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 commitments and available
facilities there is no requirement to refinance untit 2024. In the
normal course of business, financing 1s arranged in advance of
expecled requirements and the Directors have reasonable
confidence that additional or replacement debt 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
raised mitigating actinns are availahle to enable the Group to
meel its future Labilities at the refinancing date, principally
assel sales, which would allow the Group to cantinue to meets
its liabilities over the assessment period

Viability statement

Having considered the forecast cash flows and covenant
camgpliance and the impact of the sensitivities in combination in
the 'downturn scenario’, the Directors confirm that they have 3
reasonable expectation that the Group will be able to continue
in operation and meet its liabilities as they fall due over the
period ending 31 March 2025,

Going concern

The Directors also considered it appropriate to prepare the
financial statemeants an the going concern basis, as explained
in the Governance Reviaw.
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The Strategic Report was approved
oy the Board on 76 May 2070 and
signed on its behalf by:

Chris Grigg
Covef 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.

I 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 reparting
against the 2018 UK Corporate Governance Code
{the 'Code’) available at www frc org.uk. | am pleased
with the standards of governance the Board
continues to upheld and the Board cansiders

that the Company has complied with the Code
throughout the year.

An additional reguirement thts year is to include a
staternent on how the Board has had regard to the
matters set out in s172{1)la) to [f] of the Companies
Act 2006, This statement can be found on page 33
and highlights that we continue to ensure that
Oireclors have the night information on which to
make decisions, This is supported by our strong
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engagernent with the key stakeholders in cur
business, including employees, suppliers,
customers, local authorities, partners, communities
and shareholders further details of which can be
found on pages %6, 97 and 114,117,

As | stated in my introduction to this Annual Report
and Accounts, our purpose is to create and manage
outstanding places which deliver positive gutcomes
for all our stakeholders on a long term, sustanable
basis. We call this Places People Prefer; we have
articulated it that way for more than six years, but it
has underpinned the way we do business for much
longer. From providing the best space and the right
services to delivering great buildings, it 1s the input
we get from all our stakeholders that enables us to
do this well. Engaging with them and having regard
to our broader impact on the environment is
therefore always factored into our decisian making.

e



The Board formally satisfies itself thal the matters in 5172 have
been taken into account by consulting a checklist included with
decision papers, setting out which of the factars are retevant to
the decision and where in the paper they are discussed.

Covid-19

The way in which we have responded to the Cowid-19 crisis
demonstrates that the interests of our stakeholders are fully
imegrated into our decision making. Key considerations included:

- interests of employees in moving to working from home
before the lockdown;

- relationships with customers in fergiving or deferring rent;

- safety and needs of our suppliers in closing down and safely
recpening construction sites;

- mpact on the communities by providing further contributions
to the Community [nvestrment Fund;

- conseguences of supporting cur customers Lo preserve long
term value for shareholders; and

- balancing all of the above with the interests of shareholders
and the decision to suspend the dividend,

CSR Committee

We have this year introduced a new committee, the Corporate
Sccial Responsibility [CSR} Comrmittee The CSR Committee,
chaired by Alastair Hughes, 1s 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 helieve that having a committee responsible for
engagement with the workforce provides greater resource at
Board level dedicated to engagement than designating a single
non-executive director.

Board changes

tn Apnit 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 1n July 2020, we have asked Witliam, and he
has agreed, given the current uncertainty brought about by
Covid-19. to stay on Lhe Board for up to a further 12 months.
Preben Prebensen has been appointed as William's successor
as the Senior Independent Director and Alastair Hughes will
replace William on the Nomination 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 effect from 1 Octeber 2020.
Further delails on her appointment and experience can be
found on page 105,

All Directors in role at 31 March 2020 will stand for re-election
at the 2020 AGM.

This year we carried out an internal evaluztion of the Beard.
Details of the process undertaken and a summary of the
outcomes are set gut on pages 100 to 10]

Directors” Report

Chairman’s introduction 70
Board of Directors 82
Stakeholder engagement statement 76
Corporate Governance Report 28
Report of the Nomination Committee 104
Report of the Audit Committee 108
Report of the Corporate Social

Responsibility Cormmmittee 114
Workforce engagement statement 116
Directors’ Remuneration Report 118
Directors’ Report and additional disclosures 134
Birectors’ responsibilities 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 followed:

Board Leadership
& Company Purpose

Mare on page 98

Division of
Responsibilities

More on page 99

Composition, Succession
& Evaluation

Maro o page "L

Audit, Risk Management
& Internal Control
More an nage 101

Remuneration
Mere an cage 102

—

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 restrichions in place as a result of
Covid-19, but we would urge you still to casl your vote by
appointing the Chairman of the meeting as your proxy.

[ Ghoe

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-Executve Direclor
n March 2014 and as Chairman in July 2019

Skills and experience

Tirry has significant experience in the rapidly
evobang global technotogy landscape and brings
vears of cngagement both with mature economies
and emerging markets to the Board.

He 15 a nan-executive director of Pearson ple and
HM Treasury and sits on the board of trustees of
the Royal National Theatre. Tim was formerly
chief financial officer of ARM Holdings PLC and
held serior hinancial positians at Retus Group
Lirrated, Willam Baird ple, LucasVanty ple

and BTR pic. From 2005 to Z(14, he was a
non-executive director af National Express Group
PLC including time as interim chairman and

six years as senior independent director

William Jackson

Non-Executive Director

Appointed as a Non-Executive Director
in April 2017 and Senior Independent Director
in July 2017

Skills and experience

Willarn's experience spans business operations
and financial ptanmng He 1s Managing Partner ot
Bridgepaint, one of Eurnpe’s leading private equily
groups, which he has led since 2007, William has
served on a wide range of UK and international
boards during his career and has extensive
property experience.

Williarm wall be stepping down frorm the Nomination
Commuttee and as Senior Independent Director
at the end of the 2020 AGM. He wall be succeeded
by Alastair Hughes and Preben Prebensen
rospectively, He will segk re-election for a period
of nat more than 12 months.

Chris Grigg

Chief Executive
Appointed to the Board in January 2009
Skills and experience

Chris 6rigg has been Chief Executive of Bnnsh Land
since 2009, Throughout this last decade, he has put
placemaking, wellbeing, sustamnatrity and design
excellence at the heart of Briish LLand's approach
to real estate. This 1s summed up in the company s
strategic focus on creating ~Places People Prefer”.
Chns has also focused on balancing diversity at alt
levels wathin British Land and actively champianed
dwversity across the property sector,

Uatil November 2008, Chris was Chisf Executive of
Barclays Commercial Bank, having jained Barclays
n 2005 Prior to that, Chnis spent over 20 years at
Goldman Sachs. Chris 1s a Non-Fxecutive Directar
ot BAE Systems plec where he also sits on the
Lorporate Respunsibibly Commitice, and 15 on the
Executive Beard of the European Public Real Estate
Assoriation [EPRA]

Preben Prebensen

Senior Independent Non-Executive Diractor

Appointed as a Non Executive Director
n Soptember 2007
Skills and experience

Preben has 30 years’ expenience 10 driving lang
term growth for British hanking businesses

He has held the position of chief executive of Close
Brothers Group plc since 2009 but s expected to
step down 1n 2020. Preben was formerly the chief
nvestment otficer of Catlin Group Limited and
chiet executive of Wellington Underwriting plc.
Prior to that he held a number of semar positions
at JP Morgan.

Preben will succeed Willam Jackson in the role
ol Senior Independent Directar at the end of the
2020 AGM

92 British Land Annual Report and Accounts 2020

Simon Carter

Chief Financial Officer
Appointed to the Board in May 2013
Skills and experience

Siman has extensive experience of finance and
the real estate sector. He joined Brtish Land from
Lagicar, the awner and oper ater of Eurapean
lemistics real estate, where he had served as
chiet financial officer since January 2017

Prior to joining Logicor, from 2015 1o 2017

Simon was finance director at Quintain Estates

& Developrment Ple. Simon previcusly spent over
10 years with British Land, working n a variety of
Anancial and strateqic roles and was a member
of our Executive Cormmuttee fram 2012 until kis
departure in January 2013, Simon atso praviousty
worked for UBS 10 fixed incorme and qualified 35 a
chartered accountant with Arthur Andersen,

Laura Wade-Gery

Non-Executive Director

Appointed as a Non-Executie Director
in May 2015,
Skills and experience

Laura has deep knowledge of digital
transformation and customer experience and
brings her experience leading business change
management to the Board

She s a non-executive director of John Lewis
Partnership plc and Deputy Chair of NHS
Improvement. Previously, Laura was execubve
director Multi Channel at Marks and Spencer
Group ple, served in a number of senior positions
at Tesco PLEC including chief executive officer of
TESCO,CDIT\ and was a non-executive direcior of
Reach PLLC (farmerly known as Trinity Mirror plel.



Lynn Gladden

Non-Executive Director

Appointad as a Non-Exccutive Director
in March 2072,

Skills and experience

Lynn s recogrised as an authority in working at
the interface of advanced technology and industry.
Her critical thinking and analytical skills bring a
unigque dimension to tne Board.

She s Shell Professor of Chermical Engineening at
the Urwversity of Carnbridge and was appointed as
Exccutive Chair of the Engineening and Physical
Sciences Research Counail in 2018, She 1s atsc 3
fellow of the Royal Society and Royal Academy

of Engineerimg.

Rebecca Worthington

Non-Executive Director

Appeinted as a Nen-Executive Cirector
n January 2018,

Skills and experience

Rehecea has extensive Lsted property sector
experience and brings key cormmercial acumenr
to the Board.

She 1s chief financial officer of IQSA Services
Lirmited and was formerly group chief operating
officer, having previously been group chief finance
officer, of Countryside Properties Pl C. Rebecca
also spent 15 years at Quintain Estates and
Development PLC as finance director befare
becoming deputy chief exacutive.

She was alsn a non-executive director and chair of
the audit committee at Hansteen Holdings pic untl
March 2018, and a non executive director of Aga
Rangemaster Group plc until September 2015,
She qualified as a chartered accountant with
Pricewaterhouse Coopers LLP.

Alastair Hughes

MNon-Executive Director

Apponted as g Non-Executive Director
N January 2078,

Skills and experience

Alaslair has proven experncnae of growing real
ostate cormnpames and 1s a fellew of the Royal
Institution of Chartered Surveyors,

Alastair 1s a non-executive director of Schroders
Real Estate Investment Trust Limited, Tritax Big
Box REIT and QuadReal Property Group, with over
25 years of experience In real estate markets.

He 1z a former director of Jones Lang Lasalle Inc.
[JLL) having served as managing director of JLL
in the UK, as CED for Europe, Middle East and
Africa and then as CEQ for Asia Pacific.

Algstair waill join the Momination Carnrruttee at the
end of the 202C AGM,

Brona McKeown

General Counsel and Company Secretary

Appointed as General Counsel and Company
Secretary in January 2018.

Skills and experience

Before joiring British Land, Brana was

General Counsel and Company Secretary of

The Co-operative Bank plc for four years as part
of the restructuring executive tearm Immediately
prior to that she was Interim General Caunsel
and Secretary at the Coventry Building Society
Until October 2071, Brana was Glabal General
Counsel of the Corporate dvision of Barclays
Bank plc, having joined Barclays in 1998,

Brona tramed and spent a number of years

at a large City law firm.

Nicholas Macpherson

Non-Executive Director

Appointed as a Non-Executive Directar

in Decernber 2014

Skills and experience

Nicholas has directed organisations through both
fiscal and strateqic change managemeant and
brings this vital expertise to the Board.

He 1s chairman of C Hoare & Co and a director of
The Scottish American Investment Campany PLC.
MNicholas was the Permanent Secretary to the
Treasury for over 10 years from 2005 to March 2016,
leading the department through the financial
crisis and subsequent period of banking reform

Board Committee membership key

E Audit Committee

@ Carporate Social Responsibiity Committee
@ Namination Committee

Reruneration Committee

D Chair of a Board Commuttee
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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:

Strateqic topic Areas on which the Board has focused during the year

— Strategic occupier relecation and associated capital expenditure at Canada Water
- Residential strategy

- Retail landscape and accupier nsolvency

- Financial support to occupiers and service partners during the Covid-1% pandemic

- Strategic occupler retocation and associated capital expenditure at Canada Water
- The development of 1 Broadgate
- Overseeing our Retail disposal strategy

- Capital plan and long term development pipeline

- The safety and wellbeing of our workforce following the outhreak of Covid-1% and the
nationwide shutdown

Expert People

0Qo - Decisions on remuneration in the context of Covid-19
CCo - The delivery of a P2P systemn and further approval for central system infrastruclure improvernents
- The 2019 employee engagement survey

- Challenging managernent to improve collaboration and communication which led to the creation
of the British Land Leadership Team

- Portfolio structure and shareholder value

- Suspension of dividend in March 2020 in Light of the Covid-19 pandemic

- Refinancing and capital allocation to ensure liguidity and covenant headroom

Capital Efficiency

- Investor engagement and share price perfermance

Sustainability - 2030 sustainability strategy
- Oversight of the work of the newly established CSR Committee

- Diversity and inclusion across our businass
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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 Nomiaation 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
Scheduted b
[ tor meetings [IGUTIR Tz Trs ter Total
Tim Scare o 6/6 4f4 10/10 Tim Score 5/5
Alastair Hughes' 6/6 244 810 Alastair Hughes - B/5
Chris Grigg &/6 A/ 10/10 Chris Grigg o _ 5/5
Laura Wade-Gery o 616 4f4 10/10 lLaura Wade-Gary B 5/5
Lynn Gladden 6/6 34 910 LynnGladden - 5/5
Nicholas Macpherson 6/6  4fd 10/10 Nicholas Macpherson o o 8/5
Preben Prebensen  6/6 4/ 10/10 Prehen Prebensen - 5/5
Rebecca Worthington 5/6 44— 10/10 Rebecc-a_a-Worthmgton o 5/5
Sirmon Carter &/ 414 10/10 Simon Carter L o 5/5
William Jackson? 5/6 4f4 %/10 William Jackson 5/5
Drrmt B s e Ui 10 e The Board of Directors has made itself avaiiable for a total of
John Gildersleeva 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. ﬁiastalr Hughes musjs?dr two ad hoo meetings and kaan Gladden missed one ad in response to Covid-19. This highlights the Board's individual
oc meeting that were called at short notice, In each case, the Directors whao i ) o
were unable to attend had been separately briefed on the business of the and collective commitment to British Lanc¢ and demonstrates
meeting and had provided their views befarehand that each Director has sufficient time to commit to critical needs

2. William Jackson was unable to attend one meeting in July 2019 which canflicted

with his daughter's graduation. in addition to meetings in the ordinary course of business.

British Land Annual Report and Accounts 2020 95



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 @ wide group of stakeholders including customers, local authorities,
local communities, suppliers, partners and shareholders. This continuous engagement means the views of
our stakeholders are taken into account before praposals 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 is complete as we look to support our customers over a long term relationship.

We utilise our flexible office brand Storey to help our customers grow.
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We ernbed ourselves into the communities we operate in. For example,
through the Literacy Trust we have helped 42,700 children to read over the
past 10years. 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
table event which was attended by 40 of our key suppliers all of whom
exchanged pledges to raise the diversity and incluston agenda across our
supply chain. By werking 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 local sutreach 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 people
The workforce engagement statement on pages 114 to 117 outlines 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 s172
of the Companies Act 2006 are
considered in Board discussions
and decision making:

Matenial business decisions are reserved
for the Board, however our Investment
Commitlee has a delegated authority to
take investment decisions of up to
£100m. Proposals 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) (al-[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 s 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 tme and has been shaped
around the local cornmunity and
businesses that it is hame 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 September 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 5
variety of tenure and guantum 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 25 March to temporarily
suspend dividends in light of the
financial uncertamnty arising
from the Covid-19 pandemic.

In reaching this decision, the
Board specifically considered
stakeholder interests and the
matters set out in 5172,

Akey driver of the decision

was to provide greater flexibility
in the shart to near term that
would enable us to support the
hardest hit retail and leisure
customers, protect the long
terrn value of the business

and further strengthen our
financial resilicnce.

The Board took the decision to
release smaller retail. food and
beverage and leisure customers
Irom their rental obligations

for three months at a cost of
£2m and we have agreed to
defer a further c.£35m of rental
payments for the quarter

ended March 2020, The Board
specifically considercd the
impact to the local communities
we operate in when making
their decision.

Although we initizlly closed our
construction sites, we were able
to support some of cur suppliers
where it was safe for thern o
return to the site, as well as our
suppliers’ sub-contraclors.

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 cormmunities
we gperate in over many years.

The Board held five additionat
meetings over the period from
272 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 purpese

is to create and manage outstanding places to deliver
positive outcomes for all cur 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 every day and the
communities who tive in and around them. The changing
way people choose to wark, shop and live is what shapes
our strategy, enabling us to drive enduring demand for our
space and value over the loang term.

The Board, supperted by an expert management team,
continue 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
i5 led by the Baard in 1ts entrepreneunal approach to
placemaking and continues fo iInnovate and produce world
class destinations.

As at 31 March 2020, the Board compnised the Chairman,
seven independent Non-Executive Oirectors and two
Eaecutive Dircctaors. We continue tn have a strong mx 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 consiructively challenge the Fxecutive Directars,
particularly when developing the Cornpany’s strategy
and in their performance.

Our gavernance structure is designed to ensure that
decisions are taken at the appropnate level with the proper
level of oversight and challenge. Elernents of our business
require gquick decision making and this is enabled by an
agite Board and management team 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 prowvide
the Directors, and the Non-Executive Directors in particular,
with an apportunity to focus on the development of,

and challenge to, the Cornpany’s corporate strategy.

The Executive Directors, senior executives and exterpal
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 betweean presentations, debate and
discussion. Areas focused on at the 2020 strategy days
included: portfolio structure and shareholder value;
custamer focus lwith a presentation from Jones Lang
Lasalle); sustainability [both environrmental and social);
and Canada Water.
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Culture and stakeholder engagement

The Campany’s purpose 15 core to every decision taken by

the Board. As detailed on pages & and 7 the Company has a
framework of values and strategic rneasures that underpin our
purpose to ensure that the strategy and culture of the Company
are aligned. Led by the CSR Commitlee, we have a broad range
of workforce engagement mechanisms to ensure the Board is
able to assess the culture of the organisation. Cur workforce
engagement mechanisms are described on pages 116 and 117.

The Board receves regular updates on workforce engagement
from the CSR Commuittee and management team through,
amongst other methods. detailed workforce surveys. The Board
has delegated oversight of the Company's whistleblawing
arrangements to the Audit Committee but retains overall
responsibility and receives updates on cases as appropriate.

In the year under review, the Board challenged management to
enhance collaboration, ene of the Company’s core behaviours,
which resulted in the creation of the British Land Leadership
Team The team consists of the Executive Commuttee and its
direct reports in management roles who meet regularly both
formally and informally to ensure there is a direct and visible
link across the business and a channel for worklor ce views to
reach the Board.

As well as workfarce engagement, the CSR Committee has
formal responsibility for engagement with the Company’s wider
stakeholders Stakeholder engagement is integral to creating
Places People Prefer and the decisions taken by the Board to
maximise shareholder value are enhanced by the views of the
diverse range of stakeholders and wider communities that we
serve. The mechanisms that ensure effective stakenolder
engagement as well as two exarnples of how decisions in

the boardroom have been shaped by the impacts on our
stakeholders are described in the stakeholder engagement
statement on page 96. Further information 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 regular
communications frem the Company, including mnvestor
relations evenls, cne-to-one and group meetings with
the Chairman and Executive Directors, and tours of our
major assets.

In September 2019, the Cormpany hosted an investor day for
institutional investors and analysts in Storey Club at our
Paddington campus. The Group Chairman, Executive Uirectors
and senior management gave presentations and held breakou!
sessions on strategic inthiatives, sustainability and our long term
view. The presentations were recorded and are available to view an
our website www britishland.com/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 so.
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
pravides a written report at each scheduled Board meeting
which includes direct market feedback on activity during
the period and commentary on any meetings with

major shareholders.

Conflicts of interest

The Directors arc required to avoid a situation in which they
have, or could have, a direct or indirect cenflict 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 Company
Secretary of all potential new cutside interests and actual
or perceived conflicts of interest that may affect them
their roles as Directors of British Land. All potential
conflicts of interest are authorised by the Board and the
register of Directors’ interests is reviewed by the Boara
twice a year. The Board also reviews the Directors’ Interests
Policy on an annual basis. Following the last review in
November 2019, the Board concluded that the policy
continued to operate effectively.

External appointments

Any additional significant appointments must be approved by
the Board before they are accepled by Cirectors. The Board
will consider the Directors’ existing commitments in making
its decision. Non-Executive Directors’ letters of appointment
set out the time commitments expected frorm them.
Folloewing consideration, the Nomination Committee has
cencluded that all the Non-Executive Directors continue to
devote sufficient time to discharging their duties to the
reguired high standard.

British Land's policy 15 to allow 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 biographies.
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 appointment.

—> Division of Responsibilities

There is & clear wnitten division of responsibilities between
lhe Chairman [who is responsible for the leadership

and effectiveness of the Board] and the Chief Executive
[who 1s responsible for managing the Company's business).
The responsibilities of the Chairman, Chief Executive

and Senior Independent Director have been agreed by

the Board and are available to view on our website
www.britishland.com/committees,

When running Board meetings, the Chairman maintains a
coltaborative atmosphere 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 respectful
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 team.
The Chairman meets with individual Directors outside formal
Board meetings to allow for open, two-way discussion

about the effectiveness of the Board, its Committees and

its mermbers. The Chairman is therefere able to remain
rmindful of the views of the individual Directors.

Operation of the Board

Cur governance siructure set out on page 95, ensures that
the Board is able to focus on strategic proposals, major
transactions and governance matters which aftect the
long term success ol the business.

Regular Board and Committee meetings are scheduled
throughout the year. In response 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 Cowvid-1% crisis.

Care is taken to ensure that information is circulzated in good
time before Board and Committee meetings and that papers
are presented clearly and with the appropriate tevel of detail
o assist the Beard in discharging its duties. The Head of
Secretariat assists the Board and Committee Chairs in
agreeing the agenda in sufficient time before the meeting to
allow input from key stakeholders and senior executives.

Papers for scheduled meetings are circulated one week prior
lo meetings and clearly marked as being "For Decision’,

‘For Information’ or For Discusston’. Te enhance the delivery
of Board and Committee papers, the Board uses a Board
portal and tablets which provide a secure and efficient
process for meeting pack distribution.
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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 Committees, and between
senior management and Non-Executive Directors.

Board Committees

Four standing Commuttees have been operaling throughout
the year: Audit, Nominatian, Remuneration and Corporate
Social Responsibility, to which certain powers have been
delegated. Mernber slip uf each of these Committaoc ic
comprised solely of independent Non-Executive Direclurs.
The reports of these four standing Commiltees are set out
in the following pages. The tarms of reference of each
Camrnittee and the matters reserved for the Board are
available at our website www . britishland.com/commitiges.

The Beard has delegated authority for the day-to-day
management of the business to the Chief Execulive.
Executive Directers and senior management 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 Board for scrutiny and challenge.

Management are supported by three standing Executive
Committees:

Investment Committee

Principal investment decisions are reserved for the Board,
however it has delegatad authority to the Investment
Committee to make decisions within specified financial
parameters. The lnvestment Commitiee membership
comprises the Chief Executive, Chuef Financial Officer, Head
of Strategy and nvestments, Head of Real Estate and Head
of Developments. The Investment Committee also reviews
investment proposals that fall outside of its delegated
authornity and provides recormnmendations to the Board for
Its consideration.

Executive Committee

The Chief Executive is supported by the Exaculive
Committee in discharging his duties which have been
delegated by the Board. Comprised of the senior
management team, the Committee’s main areas of focus
are the formulation and implementation of strategic
inbiatives, business performance monitoring and evaluation
and overseeing culture and stakeholder engagement.

Risk Committee

The Chief Financial Officer chairs the Risk Committes which
comprises all members of the Executive Committee. The
Committee manages external, strategic and operational
risks in achieving the Company’s performance goals.
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Cormpoesition, Succession

& tvaluation

Our rigorous and transparent procedures for appointing
new Directors are led by the Nomination Committee,
Non-Executive Directors are appointed for specified terms
and all cantinuing Directors offer themselves for election
or re-election by shareholders at the AGM each year
provided the Board, on the recommendation of the
Nemination Committee, deems it appropriate that they

da so. The procedure for appointing new Directars is
detalled in the Normination Committee report on page 106.

The Namination Committee is responsible for reviewing tha
composition of the Board and ils Cormmitiees 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 Comprnittee report
on page 105,

The Notice of Meeting for the 2020 Annual General Meeting
details the specific reasons why the contritiution of each
Director seeking re-election 1S and continues to ba
important to the Company's long term sustainable success.
The biographies of each Director on pages 72 to 93 set

out the skills and expertise that each Director brings to

the Board.

Following a recommendation from the Nomination
Commuttee, the Board considers that each Non-Executive
Director remains independent in accordance with provisions
of the Code.

As well as leading the procedures for appointments to the
Board and its Committees, the Nomination Committee
oversees succession planning for the Board and senior
management with reference to the Board Diversity and
Inclusion Palicy. Further details on the work of the
Nomination Committee and the Diversity and Inclusion
Policy are within its report 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 Generatl Counsel and
Cornpany 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 contribution to the Board. The Senor Indepandent
Director led the appraissal of the Chairman’s performance
by the Non-Executive Directars, with the views of the
Executive Directors also being taken into consideration.



Audit, Risk Management

& Internal Control

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 performance
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 alsc confirmed that gocd progress
has been made on the recommendations of last

year's evaluation:

- the Board has continued to devetop 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:

- conlinuing the work on pregressing succession planning
throughout the organisation,

- testing and refining the strategy in light of changes in
the sector;

- reviewing the scope of the CSR Committee; and
- amproving the understanding and monitoring of culture
and values.

We will report on the progress of these focus areasin the
2021 Annual Report.

Financial and business reporting

The Board 1s responsible for preparing the Annual Report
and confirms in the Oirectors’ 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 decision is outlined in the report of
the Audit Committee. The basis on which the Company
creates and preserves value over the long term is described
in the Strategic Report.

Audit Committee

The Audit Committee is responsible for montitoring the
integrity of the financial statemenis and results
anncuncements of the Company as well as the
appointment, remuneration and effectiveness of the
external and internal auditors. The detailed report of the
Audit Committee is on pages 108 to 113,

Risk management

The Board determines the extent and nature of the risks it
Is prepared to take in order to achieve the Company’s
strategic objectives. The Board is assisted in this
responsiility by the Audit Committee which makes
recommendations in respect of the Group's principal and
emerging risks, risk appetite and key risk indicators
Further information on the Group’s risk managemant
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 managemant and internal control systems.
Oversight of the effectiveness of these syslems is delegated
to the Audit Committee which undertakes regular reviews
to ensure that the Group is identifying, 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 Cormmittee
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 cenfirmations that the Audit
Cornmittee made to the Board as part of the risk
management and internal control assurance process for
the full year.

Internal control over financial reporting

As well as complying with the Code, the Group has adopted
the hest practice recommendations in the FRC ‘Guidance
on risk management, internal control and related financial
and business reperting” and the Company’s internal control
framework operates in tine with the recommendations set
out in the internationally recognised COSO Internal Control
Integrated Framework,
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GOVERNANCE REVIEW CONTINUED

Audit, Risk Management

& Internal Control

The key risk management and internal contrel pracedures
over financial reporting include the following:

- Operational risk management framework: operaticnal
reporting processes are in place to mitigate the risk of
financial misstatement. Key controls are owned by
senior managers who report on compliance on a
six-monthly basis to the Risk Committee. All key internal
financial controls are reviewed on a two-yearly cycle by
inlet gl audil,

- Financial reporting: our financial reporting process is
managed using docurmented accounting policies and
reporting formats supported by detailed instructions and
guidance on reporting requirements. This process is
subject to oversight and review by both external auditers
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 financiat reports and valuation infermation
guring the interim and full year reporting process and
determines, with external advice from the Company’s
legal and financial advisers, whelher inside information
exists and the appropriate disclosure requiremnents.

Going concern and viability statements

During the year the Board assessed the appropriateness
of using the "going concern’ basis of accounting in 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 bustness risks satisfactonly and have reasonable
expectation that the Company and Lhe Group have adequate
resources to continue In operation for at teast 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 fingncial statements.

A detailed description of the visbility assessment for the year
ended 31 March 2020 is included on page 88 alongside the
viability and geing concern statements made by the Board.
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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 business. We have a
clear strategy to "build an increasingly mixed use
business™. To deliver on this strategy, we focus on four
objectives: Custorner Orientation, Capital Efficiency,
Right Places and Expert People. Delivering against
these objectives creates the inputs to future value
creation for all of our stakeholders. In our Oirectors’
Rertunierabiun Report we explam our appreach to
incentivise and reward employees to deliver Lhese
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 Comruttee is also
responsible for establishing remuneration of the
members of the Executive Commuittee

The Remuneration Committee is authorised to use
discretion in determining remuneralion outcemes for
Executive Directors and the wider workfarce. Further
details on the Commuttee’s use of discretion this year
can be found in the Directors’ Rernuneration Report
starting on paqe 118



Key investor relations
activities during the year

May

Full Year Results Presentation
Full Year Results Roadshow, London
Investor Property Conference, Netherlands

June

- Investor Roadshow, US [New York, Boston,
Philadelphia)
- Two Investor Property Conferences, London

July

Private Client Investor Roadshow, London
AGM

September

- Analyst & Investor Event, Paddington

November

Industry Dinner

Half Year Results Presentation

Half Year Results Roadshow, London
Invester Property Conference, London

Investor Roadshow, US [New York, Boston]
& Canada (Toronto]

December

- lInvestor Property Conference, London

January

Private Client Investor Breakfast, London
Private Client Investor Roadshow, London

March

- Investor Property Conference, Miami




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 Nomination Committee continues to play a key role in
supporting British Land’s long term sustainable success The
development and execution of our long term strategre objectives,
embedding of our culture and values and promaticn of the
interests of our stakeholders are all dependent upon effective
leadership at both Board and executive level. Itis the Committee’s
responsibility to maintain an appropriate combination of skills
and capabilities amongst the Direclors. Long term succession
planning at Board and executive level remains a key priority of
the Committee.

As a Cormnmittes our core respansibilities include reviewing
the structure of the Board and Committees, reccmmending
new Board appointments and ensuring adherence to format,
rigorous selection, appointment and induction processes for
new Directors. As part of our ongoing reviews of the composition
of the Board and its Committees we recornmended a number
of changes to Committee memberships which are outlined
on page 105. The search process for Nan-Executive
appointments was refreshed during the year and we
commenced a successful search for a new Non-Executive
Director. Ininder Goodhew will join the Board on 1 October.
More information aboul the search process can be found on
page 106,
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As | noted In my introduction to the Governance section,

in March we announced that William Jackson, Senior Independent
Director {SID), would step down as a Director from the
conclusion of the Company's AGM in July 2020, The Committee
recurnnended that he be succeeded an SI0 by Preben
Prebensen and that Alastair Hughes be appointed to the
Committee. These appointments will still take place at that
tirne even though Willam will now stay on the Board far an
extended period of up to 12 months.

All of the Committee activilies set out in this Report were
conducted within the context of our unwavering commitment to
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 level and in the wider
business, and we reporl on this progress in both this Report
and in the £xpert Peaple section of the Strategic Report.

Looking ahead, long term succession planning at Board and
exacutive level will rernain a key priority of the Commuttee.

| 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 future success of British Land.

Tim Score
Chairman of the Nomination Commitiee



Committee composition and governance

The Committee has three members. At the 2019 AGM,

John Gildersleeve stepped down from the Committee, and
was replaced by Timn Score as Chairman. Therefore, as at lhe
31 March 2020 year end the Committee comprised. Tim Score,
William Jackson, and Preben Prebensen, all of whom are
considered by the Board to be independent.

[etails of the Committee’'s membership and attendance at
meetings during the year are sect out in the table below. Planned
changes to the Committee mermnbership during the year tc come
are cutlined in the following section.

b B il

- e [TEH A TR | Allendancs_
Tim Score Chairman 1 Apr 2017 414
William Jackson Member M Apr2GiT  4f4
Preben Prebensen’ --_Merlqji 19 Jul 2019 3/3
Former Directors who served during the year L
John Gildersleeves Chairman 1 Jan 2013 1/1

1 Preben Prebensen joimed the Comrittee on 19 July 2017
2 John Gildersleeve <tepped dawn from the Board and Commuttee on 17 July
2071%, atwh o part Tim Scare became Chairman of the Committes

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 Lhe search for a new Non-Executive
Director to supplement the Board's skillset.

The search process was conducted in accordance with the
Board Diversity and Inclusicn Policy and the Selection and
Appointment Process, which are both explamned later in this
Report. Russell Reynclds Associates, the executive search
firm appointed, 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 Irvinder 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 aignment with the Company’s strategic objectives,

and the nead for progressive refreshing of the Board,

In March 2019 we anncunced 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 fram the Audit Committec, and was
succeeded as Chair by Rebecca Worthington;

- Willlam 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
Cornrnitize by Tim Score; and

- Preben Prebensen was appointed to the Nomination Committee.

In addition, in May 2019 Alastair Hughes and Lynn Gladden
became members of the CSR Committee on its formation,
with Alastair taking the Chair

Nick MacPherson completed his first three-year termn
December 2019 and Wilham Jackson completed his third
threc-year term in April 2020. In making recernmendations for
reappointment, the Committee considered their performance
and ability ta contribute effeclively to Board discussion and to
challenge the performance of management

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 rermain on the Board for
an extended period of up to 12 months. The Committee
considered a successor for Willam as SID and, having
confirmed that he possessed an appropriate skillset, and the
right personal gualities and experience for the role, made a
recormmendation to the Board for the appointment of Preben
Prebensen to the role of SID The Committee also
recormmendad that Alastair Hughes be appointed to the
Committee. As a result the Committee recocmmended the
following changes to take effect at the end of the 2020 AGM:

- Preben Prebensen to succeed Willlam Jackson as Senior
Independent Director; and
- Alastair Hughes be appointed to the Nomination Committee,

The Committee is satisfied that, following the Committee
composition changes described above, the Board and its
Committecs will continue to have the appropriate balance of
skills and experience required to fulfit their roles effectively.
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REPORT OF THE NOMINATION COMMITTEE CONTINUED

Independence and re-election

The independence of all Non-Executive Directors is reviewed by
the Committee annually, with reference to their independence of
character and judgement and whelher any circumstances or
relationships exist which could affect their judgement. The most
recent assessment included a fuller review of the independence
of Witlam Jackson, who has now served in excess of nine years
on the Board. Having regard to all such considerations, the
Board is of the view that the Non-Executive Directors each
remain independent, notwithstanding their periods of lenure.

Prior to recommending the reappaintment of serving Directors
to the Board, the Cormmittee also considers the time commitment
required and whether each reappointment would be in the best
interests of the Company. Uetailed consideration s given to
each Director’s contribution to the Board and its Committees,
together with the overall balance of knowledge, skills,
experience and diversity.

Following its review, the Committee 1s of the opinion that each
Non-Executive Director continues to demonstrate commitment
to his or her role as a member of the Board and its Committees,
discharges his or her duties effectively and that each makes a
valuable contribution to the leadership of the Company for the
benefit of all stakeholders.

Accordingly, the Committee recommended to the 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 lor reviewing the succession
plans for the Board, including the Chief Executive. We recognise
that successful succession planning includes nurturing our own
talent pool and giving opportunities to those who are capable of
growing intg more senijor roles.

The succession plans for the Executive Birectors are prepared
on both shorler and longer term bases while those for Non-
Executive Directors reflect the need to refresh the Board
regularly. Such plans take account of the tenure of indmviduat
members The Committee’s review of Executive Director
succession plans includes cansideration 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 to be involved as appropriate. The Committee noles that
the remit ol the Corporate Social Responsibility Commiitee
includes consideration of the extent to which the business is
developing a diverse pipeline for succession to senior
management roles.

A number of issues that would normally be dealt with by the
Commiltee were discussed with the full Board.
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Selection and appointment process

The Committee oversees the selection and appointment process
for Board appointment, which was updated during the year, and
is sumrnarised in the figure below.

Board composition review

The Committee annually reviews the structure, size
and composition of the Board. This review considers
the skitls and gqualities required by the Board and its
Committees as a whale in light of the Group's long
term strategy, external environment and the need to
allow for progressive refreshing ol the Board. The
review identifies the specific skills reguired by new
appointees and guides the Committee’s long term
approach to appointments and succession planning.

Role brief

The Committee works only with external search
agencies which have adopted the Voluntary Code of
Conduct for Executive Search Firms on gender
diversity and best practice. The Committee and
agency work together to develop a comprehensive
role brief and perscn specification, aligned to the
Group's values and culture. This brief contains clear
criteria against which prospective candidates can be
objectively assessed.

lLonglist review

The external search agency is challenged to use the
objective criteria for the role to produce a longlist of
high quality candidates from a broad range of
potential sources of talent. This process supports
creation of a diverse longlist. The Nomination
Committee selects candidates from this list to be
invited for interview.

Interview

A formal, multi-stage interview process is used o
assess the candidates. For each appointment the
choice of interviewers is customised 1o the specific
requirernents of the role. All interview candidates
are subject to a rigorous referencing process.

Review and recommendation

The Committee ensures that, prior to making
any recommendation to the Board, any potential
conflicts and the significant time commitments
of prospective Directors have been

satisfactorily reviewed.



Diversity and inclusion

The Board’s Diversity and Inclusion 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 Palicy
notes that appointments will continue to be made an ment
against a set of objective criteria, which are developed in
consideration of the skills, experience, independence and
knowledge which the Board as a whale requires Lo be effective.
The Policy also describes the Board's firm belief that in order to
be effective a bosrd must properly reflect the environment in
which it operates and that diversity in the boardroom can have a
positive effect on the guality of decision making. Aligned to this,
the Policy has a number of specific quantitative and quatitative
policy objectives 1n support of Board-level diversity and
inclusion, including the following commitments:

- thentention to maintain a balance such that at least 30%
of the Board are women;

- theintention to have at least une Director from an ethnic
minority background en the Board by the end of 2020;

- lo mamtain the improved gender balance of its leadership
teams and senior managernent; and

- toensure that there is clear Board-level accountability for
diversity and inclusion far the wider workforce

The Committee is pleased to confirm that these ohjectives have
been fully met. As at 31 March the Board comprised 30%
women, while the Exaculive Committee compaosition has
increased from 33% to 36% women. Clear accountability for
dwversity and inclusion 1s delivered through Alastair Hughes
and Lynn Gladden's membership of the Corporate Social
Responsibility Committee, which monitors progress on
diversity and inclusion objectives and relevant initiatives

within British Land.

Average Board member age over a four-year period’

2020 56 years old
2019
208

2017

Composition® Tenure?
Q
Chairman 1 0-3 years
Executive Directors 2 3-6 years
M Non-Executive 7 B -9 years
Directers '

1 As atintended AGM date of 29 July 2020,
2 Asat 31 March 2020.

W W

Induction, Board training and development

Each new Director is invited to meet the Generat Counsel and
Company Secretary or Head of Secretariat to discuss their
induction in detail, following which the programme 15 tailored
specifically to therr requirements and adapted to reflect their
existing knowledge and experience

Each induction programme would ordinarily include:

1 meetings with the Chairman, Executive Directors, Commuttee

Chairmen, external auditor ar remuneration consultants

las appropriatel;

information on the corporate strategy, the investment

strategy. the financial position and tax matters [including

details of the Company’s REIT status);

3. an overview of the property portfolie provided by members of
the senior management team;

L. wvisits to key assets;

5. details of Board and Committee procedures and Directors’
responsibilities;

4. details on the investor relations programme; and

7 information on the Company's approach to sustainability.

M

The Cormmittee also has responsibility for the Board's training
and professionzl development needs. Directors receive training
and presentations during the course of the year to keep Lheir
knowledge current and enhance their experience.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Cormmittes
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 wilt
continue to develop a strong talent pipeline and associated
leadership programmes.

Beard and Committee effectiveness

The process followed for the internally-led Board effectiveness
evaluation conducted during the year s described in the main
Board gavernance section on page 100

The Commiitee’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.

S

| am pleased to present the report of the Audit Committee for
the year ended 31 March 2020.

This 1s my first report as Chair of the Committee following my
appointment at the conclusion of the 2019 AGM. In line wilh

the focus on improved governance and clear, relevant and
concise reporting, this report of the Audit Committee highlights
the main issues which arose during the year and how they
were addrassed.

Role and responsibilities
The principal responsibilities of the Committee are:

Financial reporting - Monitoring the integrity of the Company’s
financial statements and any formal anncuncements relating to
financial performance, and considering significant financiat
reporting issues, judgements and estimates

External Audit - Oversight and remuneration of the exlernal
auditor, assessing effectiveness and making recommendations
to the Board on the appointment 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,
inciuding its plans and rescurcing

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 Cornpany’s valuers
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Key areas of focus

Ultimately, the Commiltee continues to play a key role in
overseeing the integrity of the Group's financial statements,
including assessing whether the Annual Report is 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 Commiltee has reviewed the process

for identilication and mitigation of key business and emerging
risks, challenging management actions where appropriate

The Committee has also reviewed the appropriateness of the
accounting treatment of significant transactions, including assct
acquisitions and dispesals, along with scrutimnising the valuation
of the Group's property assets as well as the effectiveness of
the valuers.

The Committee continued to manitor the implermentation of the
new valuer policy which was approved in 2017, The third and
final phase of the implementation of the policy was successfully
completed during the year. As at 31 March 2020 84% of the
portfolio was under new instruction since the transition process
began in the year ended 31 March 2018. The Committee thanks
all of its valuers for their professionalism throughout the
implementation of the policy

Committee compaosition and governance

| became Chair of the Committee at the conclusion of the 2019
AGM following Tim Score’s appointment as Group Chairman.
Fallowing 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 iIndependent
Non-Executive Directors with sufficient financial experience,
commercial acumen and sector knowledge to fulfil their
responstbilities. Members™ attendance at Committee meetings
is set out in the following table

e T

e T D aniven Attendance
Rebecca Worthington Chairman 1 Jan 2018 3/3
Alastair Hughes Mernber 1Jan 2018 3/3
Nicholas Macphersen Member 1 Apr2017 3/3
Tim Score’ Chairman 20 Mar 2014 S

1 Tim Score stepped down from the Audit Comrmuttee on 19 July 2009, at which
point Rebecca Warthingtan became Chair of the Commutteea.



The Board s satisfied that the Carnmittee as a whote has
competence refevant to the real estate secter. For the purposes
of the Code, I am deemed to meet the specific requirement of
having significant, recent and relevant tinancial experience.

Members of the seniar management teamn, including the Chief
Financial Officer, General Counsel and Company Secretary,
Groug Financial Contraller, Head of Financial Reporting and
representatives of both external and internal auditors, are
invited to attend each Commiltee meeting. In addition, the
Chairman of the Board, Chief Executive Officer, Head of Investor
Relations, Head of Planning and Analysis and other key
employees are invited to attend part, or all, of specific
Committee meelings.

The Committee meets privately with both external and internal
auditors after each scheduled mesting and continues to be

salisfied that neither is 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 ebtain a geod understanding
of key issues affecting the Group and am thereby able to identify
those matters which require meaningful discussion at
Committee meetings. | alsc meet the external audit partner,
internal audit partner and represenlatives from each of the
valuers privately to discuss any matters they wish to raise ar
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. Following an cxtensive
update during the year ended 31 March 2019 to reflect the
adoplion of the Code, the Committee was satisfied that the
terms of reference continued to be appropriate. The current
terms of reference were effeclive from 1 April 2019 and are
available on our website at www.britishland.com/committees,

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.

L

Rebecca Worthington
Chair of the Audit Committee

Financial reporting

The Committee continues to review the content and tene of the
preliminary results press release, Annual Report and hall year
resulls at the request of the Board. Drafts of the Annual Report
are reviewed by the Committee Chair and the Committee as

a whale prior to formal consideration by the Board, with
sufficient time prowided for feedback.

The Committee reviewed the key messaging included in the
Annual Report and half year resulls, paying particular atlention
1o those matters considered to be important to the Group by
virtue of their size, complexity, level of judgement reguired and
potential impact on the financial statements and wider business
model. Any issues which were deemed to be significant were
debated openly by the Committee members and other attendees,
including managerment, external and internal auditars.

The Committee has satisfied itself that the controls over the
accuracy and consistency of the information presented in the
Annual Report are robust. The Committee reviewed the
procedur e undertaken to enzable the Eoard to provide the fair,
balanced and understandable confirmation to shareholders.
Meetings were held between the Group Financial Cantroller,
Head of Investor Relations and other senior employees to review
and document the key considerations and a detailed report was
then provided to the Cammittee. 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 posttion, performance,
business model and strategy.

British Land Annual Report and Accounts 2020 109



REPORT OF THE AUDIT COMMITTEE CONTINUED

The significant issues considered by the Committee in relation to the financial statements during the year ended 31 March 2020, and
the actions taken to address these 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
financial statements on & going concern basis

Yiability statement

Whether the assessment undertaken by
management regarding the Group’s long
term viability appropriately reflects the
prospects of the Group and cavers an
appropriate period of time

Covid-19

The impact of Cavid-19 on the assessment of
the Group's principal risks and uncerlainties,
risk appetite and viability statement.

Accounting for significant transactions

The accounting treaiment of significant property
acquisitions, disposals, financing and Leasing
transactions is a recurring risk for the Group with
non-standard accounting entries required, and in
sorme cases managemeant judgement applied.

REIT status

Maintenance of the Group's REIT status
through compliance with certain condilions
has a significant impact on the Group's results.

Valuation of property portfolio

The valuation of investment and development
praperties conducted by external valuers is
inherently subective as it is undertaken gn the
basis of assumptions made by the valuers
which may not prove to be accurate,

The outcome of the valualion is sigmficant to
the Group in terms of Investment decisions,
results and remuneration.

Taxation provisions

The appropriateness of taxation provisions
made and released 1n the period.

The Committee reviewed management’'s analysis supporting the going concern
basis of preparation. This included consideration of forecast cash flows, avaitabilily
of committed debt facilities and expected covenant headroom. The Committee also
recewed a report from the external auditor on the results of the testing undertaken
on management’s analysis.

As a result of the assessment undertaken, the Cornmittee satistied itself that the
going concern basis of preparation remained appropriale.

The going concern statement 1s set out on page 88.

The Committee considered whether management’s assessment adequately reflected
the Group's risk appetite and principal risks as disclosed on pages 78 to 87; whether
the peried covered by Lhe statement was reasonable given the strategy of the Group
and the environment in which it aperates; and whether the assumptions and sensitivities
dentified, and stress tested, represented severe but plausible scenarios in the
context of solvency or liguidity. The Committee also considered a report from the
external auditor

The Committee concurred with management’s assessment and recommended the
viability staternent to the Board

The vialulity staternent, together with further details on the assessrment undertaken,
is set out on page 88

A detailed analysis of the impacts of Covid- 19 on the Group's risk framework is
included within the Risk Review on pages 7§ to 88.

The Committee reviewed managernent papers on key judgements, including those for
significant transactions, as well as lhe exlernal auditor's indings on these matters.

In particular, the Commitiee considered the accounting treatment of the acquisition
of Wesl One, and the treatment of bespoke leasing arrangements in relation to a key
development. The external auditor separately reviewed management's judgements in
relation 1o these transactions.

The Committee reviewed the REIT tests performed by management and concluded
that the Company's REIT status had been maintained in the year. The Cormnmittee
separately considered the external suditor’s review of management’s assessment,

The external valuers presented their reports to the Committee priar Lo the half year
and full year results, prowding an overview of the UK property market and summarising
the performance of the Group's assets Signiticant judgements were also highlighted.

The Commutice analysed the reports and rewiewed the valuation outcames,
challenging assumptions made where thought fit. In particular, with the third and
final phase of the yimplementation of the valuer appointment policy, the Commuttee
paid specific attention to those assets which were subject to a new valuation
instruchion during the yvear including Broadgate.

The Committee closely analysed the valuation of Canada Water fotlowing the
resclution to grant planning for our 53 acre masterplan and robustly challenged the
methodology used.

The Committee was satisfied with the vatuation process and the effectiveness of the
Company's valuers. The Committee also approved the relevant valuation disclosures
ta be included 1 the 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 auditars to obtain assurance that amounts held were commensurate with
the associated risks
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External Audit

PricewaterhouseCoopers LLP [PwC]) was appointed as the
Group's external auditor for the 2015 Annual Report foltowing a
formal competitive tlender pracess. 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
nct appropriate due to PwC's strong performance to date.

The Committee confirmed that a compelitive tender will be
completed no later than for the 2025 year end audit. Given the
continuing effectiveness of PwC in their role as external auditor,
the Committee believe it 15 in the best interests of shareholders
for PwC to remain as external auditor for the following financial
year ltis currently proposed that a tender process be
completed during 2024.

The year under review 1s 5andra Dowling’s first year as
engagement partner following John Waters' mandatory rotation
at the conclusion of the 2019 qudit. The Committee will ensure
that future rotations are undertzken as required by legislation to
the extent that this s nol 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
continued objectivity. The Committee annually reviews the audit
requirernents of the Group, for the business and in the context
af the external environment, placing great imporlance on
ensuring a high guality, effeclive external audit process.

Fees and non-audit services

The Commitree discussed the audit fec for the 2020 Annual
Report with the external authtor and approved the propased
fee on behalf of the Board.

In additicn, the Group has adopted a policy for the provision of
non-audit services by the external auditor. The policy helps to
safequard the external auditor's independence and objectivity.
The policy allows the external auditor to provide the following
non-audit services to British Land where they arc considered to
be the most appropriate provider:

- audit related services: including formal reporting relating
to borrowings, shareholder and other circulars and work in
respect of acquisitions and dispasals. In some circumstances,
the external auditor is required to carry cut the work because
of their office. In other circumstances, selection would depend
on which firm was best suited to provide the services required

In addition, the following protocols apply te non-audit fees:

- total non-audit fees are imited to 70% of the audit fees in any
cne year. Additionally, the ratic of audit to non-audit fees is
calculated in Line with the methodology set out in the 2014
EU Regulations;

- Committee approval is required where there might be
questions as to whether the external auditor has a conflict
of interest; and

- the Audit Committee Chair is required to approve in advance
each additional project or incremental fee between £25,000
and £100,600, and Cornmiltee approvalis reguired for any
additional projects over £100,000,

Total fees for non-audit services amaounted to £0.04m. which
represents 6% of the total Group audit fees payable for the year
ended 31 March 2020, Details of all fecs charged by the external
guditor during the year are set out on page 158

The Committee is satisfied that the Company has complied
with the provisions of the Statutory Audit Services for Large
Campanies Market investigation [Mandatory Use of Competitive
Pracesses and Audit Commitlee 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 qguestionnaire
completed by key stakeholders across the Group, including
senior members of the Finance team. The review tosk into
account the quality of planning, delivery and exccution of the
audit [including the audit of subsidiary companies], ihe technical
competence and strategic knowledge of the audit team and the
cffectiveness of reporting and communication between the audit
tearm and management.

PwC alsc provide the Committee with an annual report on its
independence, objectivity and compliance with statutary,
regulatory and ethical standards. For the year ended 31 March
2020, as for the prior year, the external audilor confirmed that it
continued to maintain appropriale internal safeguards to ensure
its independence and objectivity.

The Committee concluded that the guality of Lhe external
auditor's work, and the knowledge and competence of the audit
team, had been maintained at an appropriate standard during
the year.

fn addition, the Committee reviewed the Financial Reporting
Council's [FRCI's review of PwC’s audit of the Group for the year
ended 31 March 2019, The FRC's review identified sorme limited
improvements in relation to the audit of property valuations and
revenue recognition, but oltherwise noted the audit was of a
‘good standard’, PwC's responses were discussed with
rmanagement and with the Committee to ensure the FRC's
points are addressed in future audits.

The Committee therefore recommended to the Board that a
resolution to reappoint PwC as external auditor of the Company
be put ta shareholders at the 2020 AGM.

British Land Annual Report and Accounts 2020 111



REPORT OF THE AUDIT COMMITTEE CONTINUED

Internal Audit

Ibe role of Internal Anditiato act as an independent and objective
assurance function, designed to iImprove the effectiveness of the
governance, risk management and internal contrals framework
in mitigating the key risks of British L.and Ernst & Young LLP
(EY] continue to provide Intermal Audit services to British Land
and attended all Committee meetings to present their audit
findings and the status of management actions.

Duning the year, the Committee reviewed and approved the
annual tinternal Audit plan, including consideration of the plan’s
alignmenl to the principal risks of the Group and 1ts jeint
ventures, Internal audits completad during the year included
those in relation to supplier risk management, key operational
control testing, rrisis management and Storey. Overall, no
significant control issues were identified although several
process and control improvements were proposed, with follow
up audits scheduled where necessary.

Effectiveness

The annual effectiveness review of the internal auditor included
consideration of the Internal Audit charter which defines EY's
role and responsibilities, review of the guality of the audit work
undertaken and the skills and competence of the audit teams.
Key stakeholders across the Group, tincluding Commiltee
members, Head of Secretariat, Head of Financial Reporting and
olher seniar 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 Commitlee concluded that EY continued to discharge

its duties as internal auditor effectively and should continue

in the role for the year cormmencing 1 Apnil 2020.

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness of the Group's risk management and internat
control systems Lo the Committee. The Commitice has oversight
of the activities of the executive Risk Committes, receiving
minutes of all Risk Committee meetings and discussing any
significant matters raised.

Al the full and half year, the Committes reviewsd the Group's
principal risks including consideration of how risk exposures
have changed during the period. Both externsl and internal risks
are reviewed and their effect on the Company’s strategic aims
considered. At full year, the Committee reviewed the Group's
ererging risks, following a boltorn up assessment throughout
business units and deep dive by the Risk Committee. The Audit
Committee made a recommendation o the Board regarding the
dentification and assessment of principal and emerging risks.
The Board accepted the Commitiee’s recommendation.
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The Committee considered the Group's risk appetite and
recommended an update to the measurement of our people
risk in order thal the Group risk eppetite remains set at an
appropriate levet to achieve the Group's strafeqgie goals without
taking undue risk. The Board accepled the Committee’s
recornmendation for the Group's risk appetite

The Committee also reviawed the status of key risk indicators
Lhroughout the year against risk appetite, focusing on any which
were outside optimal ranges. The Committee gave particular
attention to the risks relating to Cowid-19, occupier credit risk
exposure, the UK's political and economic outlock following the
UK’s departure from the Eurapean Union and the UK's internal
political turmoil and development contractor exposure.

Halt yearty, in conjunction wilh the inleral guditor, managerment
reports to the Commillee on the effectiveness of internal controls,
highlighting control issues identified through the exceptions
reporting process. Risk areas identified are considered for
incarporation in the fnternal Audit plan and the findings of
internal audits are taken inlo account when identifying and
evaluating risks within the business. Key observations and
management actions are reported te, and debated by, the
Committee. For the year ended 31 March 2020, the Committee
has not identified, nor been advised of, a failing or weakness
which it has deemed to be significant

Al the request of the Remuneration Committee, the Committee
considers annually the level of risk taken by management

and whether this affects the performance of the Company.

The Remuneration Committee takes this confirmation into
account when determining incentive awards granted to the
Execulive Directors and sentor management. Taking nito
account reports received on internal key controls and risk
rmanagement, and the resulls 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 management
which ought to be taken into account by the Remuneration
Committee when determining incentive awards.

The Group's whistleblowing arrangements enable all stafl,
including temporary and agency staff, suppliers and occupiers
to report any suspected wrengdoing. These arrangements,
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 presenls greater value and a more user-{riendly
platform. The Committee received a surmrmary of all whislleblowing
reports recerved during the year and concluded that the
response to each report by management was appropriate.

The whistleblowing reports were also relayed to the Board by
the Comrmuttee Chair.



The Committee also reviewed the Group's tax strategy which
sets out the Group's approach to risk management and
governance in relation to UK taxation, its attitude towards tax
ptanning, the level of risk the Group is prepared to accept In
relation to tax and its relationship with HM Revenue & Customs.
The resulting document [‘Cur Approach to Tax'] was approved
by the Board and 15 available on the Company’s website at

www britishland com/governance.

Additionatl information on the Company’s internal controls
systems is set aut in the 'Managing risk in delivering our
strategy’ section on pages 78to 81.

Investment and development property valuations

The external valuaticn of British Land's property portfolio is a
key determinant of the Group's balance sheet, its performance
and the remuneration of the Executive Directors and senior
management. The Committee is committed to the rigorous
ronitering 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 LaSaile [JLL) and Cushrman
& Wakefield.

The Committee reviews the effectiveness of the external valuers
bi-annually, focusing on a quantitative analysis of capital values,
yield benchmarking, availability of comparable market evidence
and major oulliers to subsector movements, with an annual

gualitative review of the level of service received from each valuer.

The valuers attend Committee meetings at which the full and
half year valuations are discussed, presenting their reports
which include details of the valuation process, market conditions
and any significant judgements made. The external suditor
reviews the valuations and valuation process, having had full
access to the valuers to determine that due process had been
followed and appropriate informalion used, before separately
reporting its findings to the Committee. The valuation process s
also subject to regular review by Internal Audit.

British Land has fixed fee arrangements in place with the
valuers in relation to the valuation of wholly-owned assets,

in line with the recommendations of the Carsberg Commitiee
Report. Capies of the valuation certificates of CBRE, Kright
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 2621 the Committee will
continue to focus on the processes by which the Board
identifies, assesses, monitors, manages and mitigates risk,
particularly in light of the challenging conditions within the
retail sector and Covid-19. The Committee will also continue

to monitor key risk areas for the business, particularly those
scheduled for review by Internal Audit including, but not limited
to, key financial and operational controls, Canads Water,

cyber security strategy and the procure to pay system aperation,
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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.

% 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 tc assist
the Board in overseeing its engagement with employees and
other stakeholders and to assess the Company's wider
contribution to society. The Committee is also the Board's
designated mechanism for workforce 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 our website www britishland.com/committees.
We summarise this as seeking to ensure that the Company:

- lIs afirst-class employer;

- Builds and manages first-class buildings; and

- Delivers this in a sustainable way for both cur communities
and the environment.

The infarmation below sets out in detail the activity undertaken
by the Committee during the year ended 31 March 2028, | hope
that you find it useful in understanding our work.

Key areas of focus during the year

In its first year the Committee has scught 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

“oviowend e output o : ment curvey which
showed an overall engagement score of 75%, which is 6% anhead
of the national benchmark. This is a gocd result and was based
on a high response rate of 89%. Particularly encouraging for the
Committee were the scares of $1% saying they were proud to
work at British Land and 90% supporting the statemant that
British Land’s commitment to social responsibility [e.g.

community support, sustainability, etc] is ganuine.

Over half of the mechanisms suggested by the FRC Guidance
on Board Effectiveness were already in use to engage with
employees. As Oirectors we have a number of ways in which
we interact with employees and following our last externally
facilitated Board evaluation, almost 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 employees without senior
managerment present. Laura Wade-Gery has been the subject
cf an "in conversation” session with employees which explored
a wide range of subjects.

The Company has a strang set of networks and committees
with different focus areas. These are not standalone focus areas
but are integrated into how we engage with our stakeholders
and run our business. As an example, the Parents & Carers
Committee and BL Pride Alliance arranged a presentation [rom
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.

Canstruction 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 framework which ensures that we and our
suppliers adhere to high environmentat ang ethical standards.




Engaging with our accupiers, both current and future, has
demonstrated that strong envircnmental credentials are an
increasingly key requirement for them and this is driving cur
focus on more sustainable 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 2070, we have also guided the development of a
new sustainability strategy. This will focus on two key issues
around net zero carbon on the environmental side and a
place-based approach to building connections in our communities,
underpinned by a commitment to upper guintile performance on
wider environmental matters and key principles of respensible
business, such as prompt payment to suppliers. We continue to
mezke good progress on reducing our environmental impact,
taking an innovative approach to projects such as 1 Triten Square
where we have saved 57,000 tonnes of embodied carbon in the
design and construction phase. Further details of how 1 Triton
Sguare has delivered environmental improvements and the
benefits of collaboration with cur stakeholders can be found

on pages 8 and 9. Further information on our approach to
sustainability can be found on page 38.

Key areas of focus for the coming year

This first year of the Committee has been spent developing our
understanding of some of the basic practices of the Company
and we can now begin to look at same 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 saciety and the
impact this has on the Company’s performance. We will also be
considering the charitable activities of the Company.

We will look at how we erbed sustainability within all that we
do. Part of this witl 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 more sustainable in an incremental way. This will
clearly be an integral part of the progress of our Developments
tearn. One of cur measures of success will be not to have a
sustainability tearm in 10 years!

Committee composition and governance

The Committee is composed solely of independent Non-
Executive Directors. Attendance at Committee meetings during
the year is set out in the following table:

Datz of Committee
appaamtment

TAprz2ois 33
1 Apr 2019 3

Director Posivon Attendance

Alastair Hughes
Lynn Gladden

Chairman
Member

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 Sustainable 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 Committee,
chaired by Alastair Hughes, has formal responsibility
for overseeing the operation and effectiveness of

aur workforce engagement mechanisms for the
purposes of provision 5 of the UK Corporate
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 focused 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 Commmitiee holds a
Company-wide meeting @ach maonth to report on
imporiant 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
questions from them.



Our internal communications team send
out a Company-wide weekly email with
updates and details of key events and a
member of our Executive Cornmittee hosts
a social hour each month where our people
network in a tess formal environment.

Company Conference

Once a year our people are brought
together from across our business

to attend our Company Conference.

In 2019, the conference was held at the
Printworks at Canada Water. The day
consisted of presentations by the Group
Chairman, Chief Executive Officer,
Chief Financial Officer and cther
members of our senior management
team as well as interactive team building
and social events,

BL Leadership Team (BLLT)

The BLLT was created to enhance
collaboration and communication
within the Group and was a response

to recornmendations 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 pecple
and facilitate a two-way dialogue
between the leadership team and the
rest of the werkforce.

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

Our employees are invited to join our
Company-wide Share Incentive Plan and
Save As You Earn Plan. Employee share
ownership encourages employees to focus
on long term Company perfermance and
aligns their interests with shareholders.

Engagement with Directors

Engagement survey

The Board reviews the results of the
annual employee engagerment survey

as well as interim “pulse’ surveys.

The Board discusses the resutts and
challenges management cn areas of
improverment. The response from the
2019 engagement survey returned results
significantly above the national benchmark
on questions relating to leadership.

More 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 impaortant to our people and
driven internal policy changes such as
our adoption of enhanced shared
parental teave.

The CSR Committee receives
presentations by the Chairs of our
networks to engage with key issues
at Board level.

Covid-19

Consideration of the
Campany'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 people and
their families, together with
the interests of our other
stakeholders, shaped the
decisions that we took as a
business. This was onty
possible due to the strong
mechanisms of employee
engagement that were
already in place.

BL networks

We were able to leverage
our employee networks to
provide support with useful
information and tips to

our workiforce.

Leadership

Executive Committee members
ensured there were clear
lines of communication

with their tearms which

was aided by the BLLT and
cross-Company collaboration.
The Executive Committee and a
BLLT working group both met
every day during the cutbreak
of the crisis ta manage the
effects on the Group and

our response in real time.
Chris Grigg also gave regular
Company-wide updates.

The Coempon

Cova s doser bod througrot
the S ategr, Repert zadan the
~ontext of orosde kenalder
CNANeNIETL SN paaes Soto 9

Bl T
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DIRECTORS' REMUNERATION REPORT

Aligning incentive

with strategy

Our Remuneration Policy aligns management incentives with our strategy.

Dear Shareholders

[ am delighted to iniroduce the Directors’ Rermuneration Repart
for the year. This is my first repart ta you as Chair of the Committes
having taken over from Willam Jackson at the AGM cn Friday 19
July 2019.

On behalf of the Board and the Commuttee, | would like lo
thank William for his excellent and thorough chairing of this
Committee for three years. We have all benefitted from his
wisdom and his challenge throughout this time, culminating
i his pileting threugh of nir new Remuneration Policy
approved at the 2019 AGM

Follawing Willam stepping down, the Committee had three
members during 2019/20 - Lynn Gladden, Preben Prebensen
and myself. We continue to bhe supported by Andrew Udale of
Korn Ferry who we appointed to advise the Committeg in 2017,

As you will be only too aware, an awful lot has happened in the
last few months as a resutt of Cowd-1%. As a Commuttee and a
Board we have discussed at length what decisions we should be
taking an remuneration 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 terrn interests in particular,
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Board changes

Charles Maudsley and Tim Roberts 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 provigtons it e 1 espective plan rulos, Charles
took a consuttancy role with Bridgepoint Advisers and as a
result mitigated some of his monthly salary during his notice
period; Tim became CEO of Henry Boot ple with a similar
rmutigation impact. Details are provided on page 129

Your support for our new Remuneration Policy

Thank you for your 98.3% support of our new Remuneration
Policy adopted at the 2019 AGM. Our remuneration philosophy is
simple - we want to ensure that our management 1s aligned to
shareholders” and other key stakehalders’ interests, and that
our palicy supports aur long term business strategy, values and
corporate culture. We conducted an extensive review of our
previous policy during 2018, concluding that, while the policy
was broadly working well, there was an opportunity both to
simplify 1t and to ensure that it was in line with the Company's
current strategic objectives and with evolving best practice.
Aiter consultation and discussion, it was good to receive Lhe
support of so many of our sharehiolders and their representative
bodies in July 201%9. The new policy is sumrarised on pages 120
to 121 of this Annual Repert.

Remuneration in respect of the year ended 31 March 2020

We believe that the manner in which the Commuttee sets and
operates this Remuneration Paticy is clear to executives and is
aliyied 1o our corporaic culture We nperated it with regard to
risks inherent in the business and market place, providing the
opportunity for executives to earn rewards in a manner which is
proportionate to the value delivered against clear targels.

The Cornmuttee reflected at length on the impact of the current
circurnstances on the Company’s stakeholders. In particular, it
took account of the Board's decision ternporarily to suspend the
dividend and that (other than for promotionsi our employees will
not be receiving salary reviews this year. We have not furloughed
any of cur own employees but are well aware of the impact of
Covid-19 on our communities, suppliers and customers.
Sharehalders have received two guarterly dividends with the
remaining dividends currently being retaned in the business,
adding to our cash balances and therefore our net asset value
per share.

The result of these deliberations was that despite Covid-19
affecting only six weeks of the performance year in guestion,

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 far executive directars to ¢.40% of their salary levels as
oppused to ¢.70% and represents approximately a quarter of the
maximurmn avallable opportunity. However, we have decided that
while these are eslimates of what would have been paid after
scaling back, the decision on whether some, all or none of the
scaled back amounts should actually be paid to Executive
Oirectors 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 bonus award
for gver 100 further managers The decision on these bonuses
will be reached later in 2020 when mare information on the
impact on our slakehclders in relation to the year ended

31 March 2020 is available, The Committee and management
believe that this deferral of any decision on how much of the
estimated bonus to award is the rnight and fair approach in

these unprecedented circumstances.

Remuneration in respect of the year commencing
1 April 2020

Salaries

We took a decision not to review salaries for the Executive
Directors so they remain unchanged. The Non-Executive
Qireclors’ and the Chairman's fee levels also remain
unchanged. In addition. the Executive Directors volunteered to
waive an amount equal to 20% of their salaries for the first three
months of the year. The Chairman and the Nan-Exscutive
Directors also volunteered to do the same in relation to 20% of
fees for the same three-month period.

Annual Incentives

For the coming year, we will continue to measure 70% of the
Annual Incentive against guantitative 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 derived from the targets
set in the context of the wider stakehclder experience during the
year. Further information is set ocut 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 cther
senior executives. The performance measures and targels will
remain unchanged, but the intended level of award had not been
determined by the Committee by the time 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 cut and explain the grant levels in
next year's Report, which will nat 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 pensicn 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 2027] to bring it in line with
lhe employee contribution rate by 2022, We would like to thank
Chris for his sensitivity to wider shareholder concerns about
execulive pension contributions.

Below Board-level incentives

Following the approval of our new Remuneration Policy in July
2019, we have revisited the Annual Incentive arrangements for
our Executive Cormmittee. This 1s in ine with the requirements
of the 2018 UK Corporate Governance Code. Previously, this
team’s Annual Incentive structure was the same as our wider
employee base; we have decided to create an even stronger link
between their Annual Incentive and the financial performance of
the Company in the woy we assess the amount of their bonus at
the end of the financial year

Gender pay gap

The latest gender pay gap for the 5 Aprit 2020 snapshots shows
a further reduction in the median pay gap of 7% to 27.9% from
34.9% for British Land. Broadgale Estates, a subsidiary
company, shows a decrease in the median pay gap from 37.7%
to 35.5%. More information can be found at www.britishland.
com/gender-pay-gap.

Recommendation

British Land is carnmitted to listening carefully to shareholder
feedback and to applying best practice to its remuneration
policies and approach. We hope that you will continue to support

our approach to remuneration and will vote 1n favour of this
report at the 2020 AGM.

Yours sincerely

% Lok

Laura Wade-Gery
Chair of the Rermuneration Committee
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How we align 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: cur London campuses, 8 smaller Retail portfolic and a residential business.

To deliver on this strategy, we focus on four objectives:

Customer Orientation:
Responding to changing lifestyles

Right Places:
e (-reAting 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,

Our remuneration phitosophy is to incentivise and
reward employees across the Group, cascading from
the Executive Directors, 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
to the longer term performance of the business.

In determining what the best measures of
performance are for incentivising our employees, the
Caommittee strikes a balance between the short term
and longer term geals that it sets. The short term
goals are a mixture of these inputs and annual
financial performance.

1 year performance

J

Cost and revenue targets

Annual
profitability
Balance sheet
resilience
Property valuation
changes

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

Expert People:
Changing the way we work

@ Capital Efficiency:
Theughtful use of capital

This creates an alignment with shareholders ensuring
that the lavel of annual bonus is not out of Line with the
performance of the business in the financial year.

oo
32

Over the longer term, we measure our performance
against selected market benchrmarks. We only deliver
rewards where the business at least matches those
benchmarks and we share a small percentage of any
outperformance. 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 illustrates the alignment
between {ij what we are focusing on doirg

{our sirategic objectives), i) what we measure
and report on [dark bluel and (i) what we reward
Executive Directers for delivering (light bluel.

3 year performance

|
|
|
|
f
|

Total Property Return putperformance target



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 Atlracts 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 maximum of £20,000 per

annum for car allowance and the amount required to
continue providing agreed benefits at a simitar level
year on year.

Pension Defined contribution arrangements - cash allowances

contribution in lieu of pension are made to the CFO at 15% of salary.
The CEQ's pension allowance has been reducing by 5%
of salary per annum [currently 25% for the year
commencing T April 2020} and will do so untititis in
line with the majority of the workforce at 15% of salary.
The workforce rate will apply to all future Executive

Director appaintments.

Variable Annual Performance measures related to British Maximum opportunity is 150% of basic salary. 2/3rd is
Incentive Land’'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 cn hehalf of the Executive Director
are set by the Committee at the beginning  [Annual incenlive 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.

Longterm  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
rernuneration 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 Grigg Simon Carter

Chief Executive . 4 Chief Financial Officer B o 000

2020 actual £1.534 2020 actual _ £819

2020 potential’ — £4,507 ;]éiot:nhal? i - £1,358
T e 192cvat R - _535_

£1.653 2017 actual*

[ ' |
500 1,000 1,500 2,000

_l
0

T T [ i |
0 1.000 2,000 3,000 4,000 5,000

M Salary M Benefits W Pension B Annual Incentive Long term incentives

1. 2020 potential assumes that both annual and leng-term incentives pay out in full.

2. 2020 potential assumes that Annual Incentives pay oul in full. There are no LTIP values for Simon Carter as the first grant following appointment was made in June 2018
which will be included in the 2021 pay figure

3. 2019 actual is based on pay since appoitment in May 2018 and excludes buyout award made on recruitment
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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 salartes for our current Directors remain unchanged at
the following levels for the year commencing 1 April 2020.
However, as explained on page 119, Chris and Simon have
elected to forgo an amount equal to 20% of their salaries for an
initial period of three months effective 1 April 2020,

g

Director [

Chriu Gy R74
Simon Carter 500

Pension and benefits

Chris Grigg has volunteered to reduce the pension contribution
he receives from the Company over the coming years As such,
for the year cammaencing 1 April 2020 his contribution has been
reduced to 25% of salary and this will continue to be reduced by
5% of salary per annum until it 1s at 15% of salary [in line with
the current workforce level]. Simen Carter will continue to
receive a 15% of salary pension contnibution. Benefits wall
continue to be provided in line with the policy and include a car
allowance and private madical insurance.

Measure

Net Asset
Value changes

Annual
profitability

Quantitative measures

70% reward weighting R f_ )
efinancing

Balance sheet
resilience measures:

Liquidity

Strategic measures

30% reward weighting year's report

=, Capital
j 9

L/ Efficiency
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These targets will be fully disclosed and explained in next

Annual Incentive awards

The maximurn bonus oppertunity for Executive Directors
remains at 150% of salary. The performance measures for the
Annual Incentive awards have been selected to reflect a range of
quantitative and strategic goals that support the Campany's key
strategic objectives The performance measures and weightings
for the year commencing 1 Aprit 2020 are st out In the lable
below. The Committee has made several changes this year to
the operation of the Annual Incentive plan. These reflect Lthe
ehongoed Lirsunlaue we ek roesebeesan far the yenr ahead.

First, as we finalise this report, develapment activity has been
delayed. Second, there 1s an increased focus within the market
place an balance sheet resilience for property companies.
Finally, there is less cerlainty in relation o the precision of
independent property valuations. Reflecting these changed
circumstances this year, the Committee has altered the way it
will 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 that incentivises outperformance of
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 opportunity

Total Property Return outperformance target
17% payout for matching the MSCI benchmark index rising to A
100% payout for outperforming by 1.25%

Financial hudget targets for cost and revenue
0% payout for meeting a threshold level rising to 100% payout a0
for at least matching a stretch level

0% payout for meeting a threshold level rising to 100% payout G
for at least matching a stretch level

0% payout for meeting a threshold level rising to 100% payout 10
for at least matching a stretch level

)
7 4%,



The detalled targets that the Committee sets are considered 1o be commercially sensitive and as such the specific targets for the
quantitative measures for the caming year will be disclosed in the 2021 Remuneration Report. In assessing how the Executive Oirectors
performed during the year commencing 1 April 2020, the Committee will take into account their performance against all of the
measures and make an assessment in the round to ensure Lhat performance warrants the level of award determined by the table above.
This year in particular, the Committee will sssess performance In the context of the wider stakeholder experience and averall corporate
outcome. Discretion may be exercised by the Commuittee and, if this is the case, 2 full explanation will be set out in next year's report,

As disclosed previously, the Committee agreed that for Annual Incentive awards, the sector weighted IPD March Annual Universe
benchmark [which includes sales, acquisitions and developments and so takes into account active asset management as well as a mare
representative peer groupl would be most suitable.

In Line with current practice, two-thirds of any amount earned will be paid in cash with the remaining cne-third [net of tax] used to
purchase shares which must be hald for a further three years.

Long term incentive awards (audited)

An LTIP award will be granted to Executive Directars during the year commencing 1 April 2020, The size and timing of the award will be
determined by the Cormmittee at a later date and explained in the next year's report, having been disclosed at 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 Progerty Return [TPR] The TPR measure 15 designed  TPR performance will be assessed against 40%

- - Lo link reward to strong the performance of an IPD sector
The change in capital value, less any capital .

: : performance at the gross weighted benchmark.
expendilure incurred, plus net incorne. iy Lovel
TPR is expressed as a percentage of property tevet
capital emnployed over the LTIP performance
period and is calculated by IPD. o o o
Totat Accaunting Relurn [TAR] The TAR measure 15 destgned to - TAR will be measured relative to a market 20%
Tangible Asset Value [NAV) per share € NEt pluperty leve’ that fares Rroperty b

. account of gearing and our accounting.
plus dividends per share paid over the )
: distnibutions to shareholders.

LTIP performance period. R S o
Total Shareholder Return (TSR] The TSR measure 1sdesigned  Half of the TSR measure will be measured 40%

The growth in value of a Briish Land
shareholding over the LTIP performance
pericd, assuming dividends are remvested

to directly correlate reward
with the return delivered to
shareholders.

relative to the performance of the FTSE
100 and the other half will be measured
relative to a market capitalisation
weighled index of the FTSE 350 property

to purchase additional shares. companies that use EPRA accounting.

Performance against the LTIP measures will be assessed aver 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 perforrmance is below index the proportion attached to that
measure will lapse. 100% of the proportion of each element of award attached to each measure witl 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, TSR (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 Committee retains the discretion ta override the formulaic outcomes of incentive schemes, The purpose of this discretion s to
ensure that the incentive scheme outcomes are consistent with overalt 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-market with the aim of attracting individuals
with the appropriate degree of expertise and experience. The fee structure set out below 15 unchanged from those applied in 2019,
However, as explained on page 119, the Chairman and Non-Executive Directors have elected to forgo an amount equal to 20% of their
fees for an initial period of three months effective 1 April 2020

Chairman’s annual fee _ £375,000
Non-Executive Director’'s annual fee - B - £44,000
Senior Independent D'\r(_a__c__tor's annual fee o N - - L £10,000
Audit or Remuneration Committee Chairman's annual fee - ) £20,000 W
Audit or Remuneration Committea member’s annual fee B - 8,000
CSR Committee Chairman’s annual fee - N B £1 4_@
Nomination or CSR Commitiee member’s annual fee o o B £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 (audited)

The following tables delail all elements of remuneration receivable by British Land’s Executive Directars in respect of the year ended
31 March 2020 and show comparative figures for the year ended 31 March 2019.

Dther items in Pension or
the nature of pension Annual Leng term
Salary Taxable benefits remuneration allewance Incentives' ncentives’ Total
2020 2020 2020 2020 2020 2020 2020
Executive Directors £000 £000 €000 €000 £000 £000 €000
Chris Grigg 874 20 16 262 362 0 1,534
Simon Carter 500 2 13 75 211 0 81¢

1 Estmated outcormes 2020 Annual Incentive outcomes are subject to the publication of final IPD results and an assessment by the Comrrruttee later in the yea

2 Forecast autcomes, 2020 Long Term Incentive outcomoes are subsject to confirmation of hnal vesting levels in June 7020
Ml Lo Lo "o s s -
[ T (NI Tn SO [ S0

Chris Grigg 857 21 5 300 460 0 1653

Sirnon Carter [from May 2018) 421 18 599 53 238 0 1,329

I Confirmed autcames Actual Annual Incentwe and Long Term incentive outcames are confirmed after publication of the Annual Report each year Forecast esimates
higures were published in the 201% Report; the actual outcomes are reflecied in the table above

Notes to the single total figure of remuneration table laudited)

Fixed pay

Taxahle benefits: Taxable benefits include car allowance [Chris Grigg £16,800 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 netional gain on
exercise for Sharesave optlions that matured during the year, if any. As disclosed in 2018, to replace deferred payments forferted on
joining British Land, Simoen Carter was condilionally awarded €675,000 of shares (84,196 shares) which had to be held for al least a
year from 2Z June 2018, with a value of £592 684

Pensions: Chris Grigg does not participate in any British Land pension plan. Instead he receives cash allowances, in lieu of pension.
As stated i the 2019 Report it was agreed with Chris that his annual pension allowance would reduce by 5% per annum until itis in
alignment with the wider workforce. Simon Carter is a member of the Defined Contribution Scheme and utilises his Annual Pension
Allowance; the remaining amount of his pension 1s paid to him in cash, for him ta make his own arrangements for retirernent. Simon
Carter is also a deferred member of the British Land Oefined Benefit Pension Scheme in respect of his employment with British Land
earlier in his career The lable below details the defined benelit pensions accrued at 31 March 2020

Defined benefit

pension accrued at Normal

31 March 2020 retirement

Executive Director £000 age
Sirmon Carter 38 60

There are no additional benefits that will become receivable by a Director in the event that a Director relires early.

Annual Incentives FY20 [audited)

The level of Annual Incentive award is determined by the Committee based on British Land's performance and Executive Directors
performance against quantitative and strategic targets during the year. For the year ended 31 March 2020 the Comrmittee’s
assessment and outcomes against these criteria [before exercising any discretion] are set out below. Quantitative measures are a
direct assessment of the Company’'s financial performance and in the very long term business we operate are a reflection of many of
the decisions taken in prior years. The delivery of strategic objectives positions the future performance of the business 50 payouts
under this part of the Annual Incentive Plan will not necessarily correlate with payouts under the guantitative reasures in any year.
The level of bonus calculated by applying the criteria below generated an outcome 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 Cormpany’s stakeholders [including cur employees, shareholders and
customners) the Committee with the full suppart of the executive directors, scaled back the level of estimated bonus to 41.4% and
42.2% of salary for Chrnis and Simon respectively, just over a quarter of the masximum opportunity. The decision on these bonuses
will be taken later in 2020 when more information on the impact on our stakeholders s available and when performance against the
Total Property Return benchmark for the year ending 31 March 2020 is known.,

Quantitative Final Asa
measure Weighting outcome % of salary  Performance achieved against target range
(0b'p5 Dprs 1 Zébps Target range of matching sector
Total weighted index to outperforming
i .F
Property 30% . 0% 0% it by0125bp5 orecas_t TPR of
Returns 460 -7.4%, underperforming against
vs IPD bps the estimated threshold of
o _ - weighted |PD index by -460bps.
Budget On Budget Target range of 1% below the
-1% Budget +4% budget target to outperforming
o o it by 4%.
Profit 30% 2627% 39.41%
£306m .
£773m 794 f(,?liﬁr'w
- _ — | | S - . -
But‘;get Oln Budget Target range of 1% below
1% Budget +4% budgeted development profit to
Development o . o o, outperforming it by 4%.
- 10%  gene 0% 0%
Profit -6m
£88.0m £88.9m L£925m
] ] ]
Sub tota. 70% Sub lslal 2627%  3%.41%

Note The above chart s a forecast of the 2020 TPR outcomes which will copend an performance against IP0 figures that will only becorne ovanlable after the publication of
th s Report and as such, represent an estimate of the final figu-es.

CHRIS GRIGG
Final outcome  Final outcome
Strategic objective Measure Weighting Performance ach\eved % of max} |% of salary)
Righ* Deliver Planned Development ‘ I'Achieved unanimous resolution to gramt '
Praces projects | planming perrmission for Canada Water 3.75%
- 75% Development Lo
Grow our urban mixed use 'Further diversification of tenant base at 5 759 |
business o _EBroadgate. Space committed to Storey '
Cusloner  Deliver Campus Promise ! Completed neighbourhood/campus 3759
Cricration Framework 'promise framework - ’ '
Evolve our offer leveraging 7.0%  ICommenced execution of digital !
technology | platform strategy (SMART, Vicinitee, 1.88% |
! I
— | Storey Portall — - ———1 2064%  30.96%
004 Exzert New management structure Int ted 10 form a sinale Pr r |
e Ceoplo established and operating ntegratec 1o 1orm a sing.e Froperty I 3.75% ¢
efficiently . business lincluding Broadgate Estates) |
Reduce Gender Pay gap 7% | Gender Pay Gap median reduced by 7% |
(April 2020 snapshat datal as at 5 Apnl 2020; September Survey 1.88% |
o engagement score of 75%
- Capitas Progress made on Retail sales impacted by Brexit and
Eflciency  Retall plan ‘ o retail decline. Completed £1%4m of | 0.94%
| 7.5% superstore sales £103m of other retait |
Deliver Capital Plan | Purchased £8ém | Off ice/Storey 0.74% - [
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DIRECTORS REMUNERATION REPORT CONTINUED

SIMON CARTER
Final outcome  Final outcome
Strategic chjective Measure Weighting  Pertormance achleved f* af max] (% of salaryl
Right implement and execute I 7 59 I investor Relations programme refreshed g7sy ’
_ Puces  refreshed IR Programme ;J L sand successful Investor day held J - Dﬁ‘
Customer Evolve our offer leveraging { 7 59, Proactis systeirn live. Praperty 7 59 l
Orienlalion technology _ ; __I'management prototype approved at Boardi ! !
P Cxpert Agree new CSR € Strategy | i New CSR (including Sustatnabil ity} ‘
il Foople Strategy agreed. 10 year energy reduction ‘ 3.75%

target achieved [55% reduction) 21. 57% 32.36%

R "gap 4( 75% w i w ﬂ
educe Gender Pa Pay gap Gender Pay Gap median reduced by 7% |
[April 2020 snapshot data) Iad at 5 April 2020; September Survey 1.88% {
| _‘engagement score of 75%
Capital © Deliver Caprta \_{ Completed share buyback programme D %%
Ffficiency  Refinance Requnrement 7.5% | Financing initiatives executed to mamtam 4,750
__ Maintained { >2yrs refinancing date

Forecast final Forecast final

sutcpme oulcame

Tetal banus calculation {% of max] (% of salary)
ChrisGrigg B W% T03T%
Simon Carter O w7el%  71.77%
Scaled back

estimated bonus
1% of salary)’

Chris Grigg 41.39%
Sirnon Carter 42 22%

1 Asdescribed on page 125 the Commultee scaled back the wevel of ootimated bonuses by A1% and has deterred a final decsion on whether o pay some, all or part of this,
scaled back honus, The decision on these bonuses will he reached during 2020

One third of the annual bonus lafter tax has been paid) has to be applied to purchase shares which are then held for three years by

the Exccutive Director.

2019 comparative: in May 2019, the Commitlee confirmed that the underperformance of TPR cornpared to the IPD benchmark was
-220bps rather than the estimate of -190bps made for the purposes of the single lotal figure of remuneration table in the 2019 Annual
Report. This did not alter the amount of bonus earned.

Long term incentives (audited)

The information in the long term incentives column in the single iotal 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
nola autlines Inrerasts af the 2070 tang term incentive cutcomes. The actual outcomes will anly become available after the
publication of this Report.

Long-Term Incentive Plan

The awards granted Lo Executive Directors on 28 June 2017, and which will vest on 26 June 2020, were subject to three performance
conditions over ithe three-year period ta 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 {Lhe Index]: the second [40% of the award)
measured Total Accounting Return [TAR] relative to a comparator group of British Land and 15 other property cornpanies; while the
third [20% of the award) measured Total Shareholder Return [TSRY, half of which was measured against the FTSE 100 and the other
half measured against the cornparator group of British Land and 15 other properly companies.

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 British Land’s TAR of -2.1% per annurn compared to 4 6% per
annum for the property company median. The actual vesling of the TPR and TAR elements can only be calculated once results have
been published by IPD and all the cornpanies within the comparator group respectively. The actual percentage vesting will be
confirmed by the Committee in due course and detalls provided in the 2021 Remunershion Report Korn Ferry has confirmed that the
TSR elernent 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 comparater graups respeclively.

Increase in value as a result

Estimated value of Estimated dividend of share price movemeant

Perfermance Number of performance award on vesting  equivalent and interest between grant and vesting

Executive Directar shares or options shares awarded £000 €000 £000
Chris Grigg Shares 340,264 nil nil n/a

2019 comparative: As set out in the 2019 Annual Report, the 2016 LTIP awards lapsed in full on 22 June 2019 as expeclad.
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Matching Share Plan
The tast award was made under the Matching Share Plan in 2016 and as such there was no award with a performance penod ending
on 31 March 2020 to be disclosed in the 2020 single figure.

2019 comparative: In June 2019 the Committee confirmed that the 2016 MSP Matching awards lapsed in full, compared to the
farecast vesting at 50%. The long terrn incentive figures in the 2019 comparatives of the single total figure of remuneration table have
therefore been updated accordingly.

Share scheme interests awarded during the year laudited)

Long-Term Incentive Plan
The total face value of each Executive Director’'s LTIP award for the year ended 31 March 2020 was eguivalent to 250% of basic salary
at grant.

The share price used to delermine the face value of performance shares, and thereby the number of performance shares awarded, is
the average cver 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
Folicy approved by shareholders in July 2019 and summarised on page 123

Performance shares

Percentage vesting on
achievement of

Number of End of minimum performance

performance Face value performance threshold

Executive Director Grant date shares granted £000 period Vesting date %
ChrisGrigg_ _ 23/07/2019 07523 2185 31/03/22  23/07/22 0%

Simaon Carter 23/07/2019 233,383 1,250 31/03/22 23/07/22 20%

Directors’ shareholdings and share interests (audited)

The table below shows the Directors’ shareholdings, including shares held by connected persons, as at year end or, if earlier, the date
of retirement from the Board.

Although there are no shareholding guidelines for Non-Executive Directors, they are each encouraged to hold shares in British Land
The Company facilitates this by offering Non-Executive Directors the ability to purchase shares quarterly using their post-tax fees.
Curing the year ended 31 March 2020, Willem Jackson and Tim Score have each received shares in full or part salisfaction of

their fees.

Dutstanding scheme interests as at 31 March 2020 Shares held
C [T Total shares
s NI | subject to Total of all share

EEUTEN [N . ol outstanding plan awards and

. R e share plan ey As at 31 March shareholdings as
Director et e ot awards ) co 2020 at 31 March 2020
Chris Grigg a2 9448 1,43%146 2,510,785 1,343,549 1,459,709 3,970,494
Simon Carter 411,116 5,769 0 416885 133975 142,085 558,970
Tim Score (Chair) S 43899 54,319 54,319
Lynn Glodden 18,339 18,339 18,339
Alastair Hughes - 7,274 7,371 7,371
William Jsckson - 135115 143,728 143,728
Nicholas Macpherson o 115.600 5,600 5,600
Preben Prebensen o 20,000 20,000 20,000
Laura Wade-Gery 9585 9,588 9,585
Rebecca Worthington o 3,000 3,000 3,000
furmer Directors who served during the year
John Gildersleeve’ o B 5,220 5,220 5,220

1. Holding 15 55 at the date of departure of 19 Jualy 2015

In addition, on & April 2020, the following Non-Executive Directors were allotted shares al a price of 322.52 pence per share in full or
part satisfaction of their fees:

Non-Executive Director Shares allotted
William Jackson o _ S 3247
Tim Score 7,791

Other than as set out above, there have been no further changes since 31 March 2020.
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DIRECTORS' REMUNERATION REPORT CONTINUED

Shareholding guidelines

The shareholding guidelines las a percentage of salary) for Executive Directors are 200% for the Chief Financial Officer and 225% for
the Chief Executive, In addition, Executive Direclors will normally be required to retain shares equal to the level of this guidebne for if
they have not reached the guideling, the shares that count at that time] for the two years lullowing their departure. There is no set
timescale for Executive Directors to reach the prescribed guideline but they are expected to retain net shares receved on the vesting
of long term incentive awards until the target is achieved. Shares that count towards the holding guideline are unfettered and
heneficially owned by the Executive Directors and their connected persons, locked-in SIP shares and ali vested awards count towards
the requitrernent on a net of tax basis. All other awards that are still the subject of @ performance assessment and any share options

do not count.

The guideline shareholdings for the year ending 31 March 2020 are shown below:

Guideline as
percentage of

Guideline

Hcelding counting toward
guidelines at
31 March 2020

Executive Directar basic salary holding’
Chris Gugy ?75% )
Siman Carter 200% 297.442

584,877

1,459,709

142,085

% of Salary Held [Based

on 31 March 2020
Shareholding)

=
6%

1. Caleulated on a share price of 336 2p on 31 March 2020

Using the average share 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 9205% 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 Directr ar award Purchase prlce!ﬂrﬁ]mre;_ Matching shares Dividend shares
Chns Grigg ' 16/04F20 397 86p 38 76 nil
. o o . ﬂ/05/20 _ 3200p & 9z nil
Simon Carter o o Tojoa20 397.86p a7 74 it
14/05/20 324.00p 47 94 nit
Other than as set out above, there have been nu [urther changes since 31 March 2020
Unvested share awards (subject to parformance)
Number Subject to End of
outstanding at performance performance
Executive Director Date of grant 31 March 262G measures periad 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
___ _LTPperformance shares o _ mforag 407923 Yes  31/03/27  73/07/77
Simon Carter LTI performance shares - o 26/06/18 177,733 Yes 31/03/21 26/06/21
LTIP perfermance shares 23/07/19 233,383 Yeas 31/03/22 23/07/22

1 The LTIF awardas granted i June 2017 are also included wthin the 2020 Long ter m incentives column of the single tots! higure of remuneration table on page 124
The deqree to winch performance measires have heen or are expected to be achioved, and the resultarit profiortiors of the awards expocted to veat, are delailed on

pages 1246 10 128
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Unvested option awards (not available to be exercised)

Number Subject to End of
Executive outstanding at Option price performance pertormance Date becames
Director Date of grant 21 March 2020 pence measures period exercisable Exercisable until
Chris Grigg Sharesave options  18/06/19 C4137 4350 Na __nfa a1/09/22 28/02/23
Simon Carter  Sharesave options 18/06/19 4,137 435.0 Na n/a 01/09/22 28/02/23
Vested option awards lavailable to be exercised]
Number
Executive outstanding at Qption price
Director Date of grant 31 March 2020 pence Exercisable until
Chris Grign  LTIP options - 28/06/11 695,657 575 28/06/21
LTIF options 14/09/12 743 454 538 14/09/22
Options exercised during the year ended 31 March 2020
Market price on
Executive Number Option price Date became date of exercise
Director Date of grant exercised pence exercisable Date exercised pence
Chris CGrigg LTIP options 11/06/10 1,073,820 447 11/06/13 11/07/19 943.73

Payments to past Directors and for loss of office [audited)

As disclosed in the 2019 Directors’ Rernuneration Report, Charles Maudsley ceased to be a Director of the Company and left the
Cornpany on 31 March 2019 and Tim Roberts ceased to be a Director of the Company on 31 March 2019 and remained an employee
until 31 Juty 201%. The treatment of their remuneration arrangements upon leaving the Company was in line with policy and disclosed
infull on pages 104 and 105 of the 2019 Annual Report. Duning the year ending 31 March 2020 British Land has therefore made the

following payments in Ling with the treatment disclosed:
{1] Charles Maudsley

- Apayment in lieu of notice for the period from 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 2017 which totalled £257k of which one-third was used to purchase shares

which must be held for three years.
- The MSP Award failed to vest so had mil value.

{2) Tim Roberts

- Payments comprising salary and car allowance for the peried up to 31 July 2019 when Tim ceased to be an employee, totalling

£157.115.

- Apayment 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 periocd, totalling C242k.

- A payment of £13k 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 also received a bonus of £28k whilst he worked as a member of the Executive Committee

after leaving the Board.
- The MSP 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 menths on either side.

Normal notice period

Mormal notice period

Director Date of service contract ta be given by Company to be given by Director
Chris Gngg - 19/12/08 12 months 12 months
Simaon Carter 18/01/18 12 months 12 months

In accordance with the Code, all conlinuing Directors stand for election ar re-election by the Campany’s shareholders or an annual
basis. The Directors’ service contracts are available for inspection during normal business hours at the Company’s registered office
and al the Annual General Meeling. 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 Dirertors may take up one non-axecutive directorship at another FTSE company, subject to British Land Board approval.

Chris Grigg was appointed a non-executive director of BAE Systems ple on 1 July 2013. During the year to 31 March 2020, Chris received
afee of £87.252 lincluding (7,257 of overseas travel zllowances and benefits deerrred to be taxablel fram BAE Systerns pic, 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 lincluding Executive Directors] relative to the amount
spent on distributions to shareholders for the years to 31 March 2020 and 31 March 2019. The remuneratien of emplayees decreased
by 11% relative to the prior year. As a result of the 2019 share buyback programme, the total cost of distributions to shareholders
decreased by 16%. Distributions to shareholiders include ordinary and, where offered, scrip dividends Nao scrip alternative was offered
during the year ended 31 March 2020.

— Rurmunoration of employees Mistribitinn

- €66m including Directors: tn sharshntders-

2019/20 — [ J— I —
£420m B Wages and salaries B P10 cash dividends paid
- P — — — to shareholders
| 1 \ N ' :I ] W Annual incentives
0 E] 200 300 400 00 50[]_ ) . B PID tax withholding
—_— — — M Social secunty costs

- £74m - Non-PI0 cash dvidends paid
201819 S — — — — Pension costs to sharsholders

_ £502m Fouily-settled share based Share buybacks

Vo 1 1 T 1 T 1 e paymerts

0 e 200 300 400 5C0 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 Aprit 2010 to 31 March 2020 against that of the
FTSE All-Share Real Estate [nvestment Trusts (REHT] Total Return Index far the same periad. The graph shows how the total return
an a £100 investment in the Company made on 1 April 2010 would have changed over the 10-year period, compared with the total
return an a £100 investment in the FTSE All-Share REIT Total Return index. This index has been selected as a suitable comparator
heranise it is the index in which British Land’s shares are classified.

The table below sets out the total remuneration of Chris Grigyg, Chief Executive, over the same period as the Total Sharehotder Return
graph. The quantum of Annual Incentive awards granted each year and long term incentive vesting rates are given as a percentage of
the maximum opportunity available.

Chisf Executive 2010/11 2011712 2012713 2013/14 _ 2014/15  2015/18  2016/17  2017/18 2018/19" 201%/20°
Chief Executive’s single total figure of remuneration (£000] 2329 5353 4810 5398 6501 3.6Y3 1,938 2779 1453 1,534
Annual Incentive awards against maximum cpportunity [%) - B3 7575 90 96 a7 33 63 36 28

Leng term incentive awards vesting rate against maximum
oppartunity [%)] n/a 99 63 28 ?3 54 15 14 0 0

1 Confirmed outcome.
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 chose the FTSE Ali-Share REIT's Sector as an appropriate comparator for this graph because
British Land has been a constituent of that index throughout the period.

Yalue 1Ll

24l

150

[}

0" Ap=il 31 Maren 31 March 31 March 3% March 31 Marcn 31 March 31 March 31 Mach 31 March 31 March
2010 201 2012 2072 2014 200, 206 2017 N8 209 2020

-® The British Land Company PLC @ FTSE All-Share REIT's Sector
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CEQ pay ratio

The CEQ pay ratics 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 employee; to provide a more accurate calcutation we moved Lo using employees as at 31 March 2020
This analysis s very similar to Gender Pay analysis except that it excludes certain one off amounts that might have distorted the full
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 zlso 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 is due to sirmilar reductions in the CEO single
figure and the total pay for the median employee. The median ratio 1s considered to be consistent with the pay and progression
policies within British Land as the remuneration policy for the CEO 1s set based an the same principles as the policy for the wider
ermployee population. As such salaries for all employees are sct 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 receve a bonus, and whilst variable pay represents
alarger proportion of the CEOQ's package. in all cases, there is a strong link between payouts and the performance of both the
company and the individual. The Committee Chair has provided an explanation of the relationship between reward and performance
on page 120.

CEO pay ratinw_ 2017/18 2818119 2019/20
Method - N B B - I B I3
CEO single figure [£,000) B ) ) 2.279 1,653 1.534
Upper guartite B a - 777 i ) 23] 13 14:1
Median B - B - 351 2211 2241
Lower guartile B 501 331 33:1

The salary and total pay tor the individuals identified at the Lower quartile, Median and Upper quarlile positions in 2019/20 are set out

below. Having reviewed the pay levels of these individuals it 1s felt that these are representative of the structure and quantum of pay

at these points in the distribution of employees’ pay.

2019/20 CED pay ratip N [P
£90,000  £106.240

Median ~ ) _ Eﬁ?,[]ﬁ? o E{)B“?L’f‘?

Lower guartile " £40.740 £46,830

Upper quartile

Chief Executive’s remuneration compared to remuneration of British Land employees
The table below shows the percentage changes in different elements of the Chief Execulive's remuneration relative to the previous
financial year and the average percentage changes in those elernents of remuneration for ernployees.

Yalue of Chief Executive Value of Chief Executive Change in Chief Executive Average change in remuneration
Remuneration element remuneration 2020 £000 remuneration 2019 £000 remunerit_iun % of Brlti_sh Land employees %
Salary B 8739 8568 2.0 60
Taxable benefits - 20.2 - 215 - 62 o -2.6°
Annual Incentive 3594 3617 213 256

1 Change ailribulable to reduced premiums for privale medical nsurance, whilst relaming an equivalent level of cover

The Committee reviews, lakes advice and seeks information from both its independent adviser and the Human Resources department
on pay retatively within the wider market and the Company throughout the year. The CEQ pay ratio and gender pay ratio help to inform
the Committee 1n 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 its application at the AGM
with vates in (gvour of 98% and ?5% respectively. The Committee 1s satisfied with the current Policy and feels the opportumty and
alignment are appropriate at the current time.
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Non-Executive Directors’ remuneration (audited)
The table helnw shows the fees paid to our Non-Executive Directors for the years ended 31 March 2020 and 2017:

"o R EItEE S I EN (ER

2020 s 2020 R 2020 R
Chairman and Non-Executive Directors €000 S €000 S £000 S
Tim Seore [Chagd 22 0% - - 292 95
bonGlegden - mm. 7. 1. i’ 72
Alastair Hughes  ~_  _ _  _ _ _ _ _¢% . - - " 7B
wibam Jackson .~ 8 _ Ww__ - - 8 105
Nicholas Macpherson . 72 7" - - 172
Preben Pretensen 76 0 - - _ %% _ 7
LeuraWade-Gery ~_ _ _ _ _ _ _ _8 o __ _ o _ _v___ & _ 7
Rebecca Worthington 86 73 - 1 86 74
Forr'r:er Directors who served during the year
John Gildersleeve 118 385 37 &4 155 449

1. Taxable benefits include the torener Chawrmar's chauffeur cast and expennes incurred by ather Non-Executive Diectars. The Company provides the tax gruss up on
these benefits and the figures shown above arc the grossed up values

Letters of appointment {audited)

All Non-Executive Directors have a letter of appointment with the Company. The effective dates of appointment are shown below:
Qirector § Effective date of appaintment
Tim Score [Chair) 19 July 2019
LynnGladden 22March 2018
Alastair Hughes _ T January 2018
Wilbam Jacksen M Aprit2020
Nicholas Macpherson ] 19 December20t¢
Preben Prebensen -

__1September2017
Laura Wede-Gery 13 May 2018
Hebecca Worthingtan 1 January 7N18

All continuing Non-Executive Directors stand for election or re-election onan annual basis. The letters of appointment 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 immediately without notice if they are not
reappointed by shareholders or if they are removed from the Board under the Company’s Artictes of Association or if they resign and
do not offer themselves far re-election. In addition, appointments may be terminated by either the individual or the Company giving
three months written notice of termination or, for the current Chairman, six months’ written notice of termination

Remuneration Committee membership

As at 31 March 2020, and throughout the year under review, the Committee was comprised wholly of independent Non-Executive
Directors. The members of the Committee, together with attendance at Committee meelings, are st culin the table below:

Date of appaintrment

Directar Position (to the Committee} Attendance
Wilam Jackson____ Chawman___ddenan 003 i
LeuraWadeGery _ _ _ Char' _ _ _ _ _ MWMay20Vs 44
Lynn Gladden o Member 20 March20s 4f4
Preben Prebensenﬁ ﬁ@’lbe?_ T 1 September 2017 414

1 Withiam Jackson stepped down from the Commuittes and | aura Wade-Oery was appainted Charr at the canclusion of the 2012 AGM

During the year ended 31 March 2020, Committee meetings were also part attended by Tim Score and John Gildersteeve [Company
Chairmenl, Chris Grigg [Chief Executive), Simon Carter (Chief Financial Officer], Bruce James (Head of Secretariat], Brona McKeown
[General Counsel and Company Secrelaryl, Ann Henshaw [HR Director) and Kelly Barry [Head of Reward] other than for any item
relating to their own remuneralion. A representative from Korn Ferry also routinely attends Committee meetings.
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The Committee Chair holds regular meetings with the Chairman, Chief Executive and HR Director to discuss all aspects of
remuneration within British Land. She also meets the Committee’s independent remuneration advisers, Korn Ferry, prior to each
substantive meeting to discuss matters of governance, Remuneration Policy and any concerns they may have.

How the Committee discharged its responsibilities during the year

The Committee’s role and responsibilities have remained unchanged during the year [having been amended in March 2019 to
incorperate changes to the Codel and are set out in full in its terms of reference which can be found on the Company s wabsite
www.britishtand.com/committees. The Commiltee's key areas of responsibility are:

- setling the Rermuneration Policy for Executive Directors and the Company Chairman; reviewing the Rermuneration Policy and
strategy for members of the Executive Committee and other members of executive management, whilst having regard to pay and
employment conditions across the Group;

- determining the total individual remuneration package of each Executive Director, Executive Committee member and other
members of management;

- monitoring performance against conditions attached to all annual and long term incentive awards to Executive Directors, Executive
Commitiee and other members of management and approving the vesting and payment ocutcomes of these arrangements; and

- selecting, appointing and setting the terms of reference of any independent remuneration consultants.

in addition to the Committee’s key areas of responsibility, during the year ended 31 March 2020, the Cornmittee alsa considered the
following matters:

- reviewing and recommending to the Board the Remuneration Report to be presented for shareholder approval;

- remuneration of the Executive Directors and members of the Executive Committee including achievement of corporate and
individual performance; and pay and Annual Incentive awards below Board-level;

- the extent to which performance 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 performance measures for Annual Incentive awards:

- reviewing the Committee’s terms of reference;

- the need for engagement wilh shareholders and their representative bodies on remuneration matters. This took place at the start
of the yearin relation to the 2019 AGM, but has not been felt to he 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 thermes 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 appeinted as independent remuneration adviser by the Committee on 21 March 2017 following a compelilive tender
process. Korn Ferry is a member of the Remuneration Consuttants Graup and adheres to that group's Code of Conduct. The
Committee assesses the advice given by its advisers to satisfy itself that it is objective and independent. The advisers have private
discussions with the Committee Chair at least once a year in accordance with the Code of Conduct. Fees, which are charged on a
time and materials basis, were £124 805 [excluding VAT). Korn Ferry also provided general remuneraticn advice to the Company
during the year.

Voting at the Annual General Meeting

The table below shows the voling cutcomes of the resclutions put to shareholders regarding the Directers’ Rermuneration Repert and
Remuneration Policy [at the AGM in July 2019).

Resolution . Yotes for % for Yotes against % against Total votes cast Votes withheld
Directors’ Remuneralion Report (2019 ﬂZiZ_S,‘)_m 94.54 38,861,785 _ B4s 711,785,706 1,062 975
Directors’ Remuneration Palicy (2019] 699,935,009 98.30 12,073,234 1.70 712,008,245 840 435

This Remuneration Report was approved by the Board on 246 May 2020.

oot

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 an the alfairs of the Groug,
together with the audited financial statements and the report of
the guditor for the year ended 31 March 2020. The Directors’
Report also encompasses the entirety of our Corporate
Governance Report from pages 90 to 137 and Other Information
section from pages 225 10 227 for the purpose of the Act section
463. The Directors’ Repart and Strategic Report tagether
constitute the Managerent Report for the year ended 31 March
20720 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 reguired in
accordance with the UK Companies Act 2006 and or Listing Rule
YR AR, ran e incated Inthe Tellowing secbvnes.

Sectionin

Information Annual Report Page
Future developments of the Strategic Report 221027
business of the Company - ) _ _
Risk factors and principal nsks - Strategic Report T80 87
Financial instruments - Strategic Report T5to 77
risk management objectives
and policies S —
Dividends : Strategic Regort 71
Sustainability governance  StrategicReport 43
Grecnhouse gas emissions __ Strategic Report 46
Viability and going concern Strategic Report 88
staterments - - L
Governance arrangements Governance  90to 102
Employment policies and Strategic Report 341035
employee involvement
Capitalised interest Financial 159 to 169
. _ Statements
Laong term incentive schemes __ Goverpance 123
Directars” waivers of emoluments — Governance 122 and 123
Additional unaudited financial Other  213t0 220
information Infermation

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 71X

A separate circular, comprising a letter from the Chairman

of the Board, Notice of Meeling and explanatory notes on the
resolutions being proposed, has been circulated to shareholders
and is available on our wehsite www britishland.com/agm.

Articles of Association

The Company's Articles of Association (Articles) may only

be amended by special resolution at a general meeting of
sharehotders. Subject to applicable law and the Company's
Articles, the Direclors may exercise all powers of the Company.

The Articles are avallable on the Company's website
www_britishland com/governance
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Board of Directors

The names and biographical details of the Direclors and datails
of the Board Committecs of which they are members are set out
on pages 92 to 93 and incorporated inta this Report by
reference. Changes to the Directors during the year and up lo
the date of this Repart 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 Company's current practice,
atl continuing Directors offer thernselves for 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 Company's all-amployes ar everitive share sehemes d1e
given in the Directors’ Remuneration Report on pages 126 o
128. The service agreements of the Executive Directors and the
letters of appomntment of the Non-Executive Directors are also
summarised in the Directors’ Remuneration Report and are
available for inspection at the Company's registered office.

The appointment and replacement of Directors 15 governed by
the Company's Articles, the Code, the Companies Act 2004 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 limil prescribed in the Articles. In addition to any
power of removal conferred by the Companies Acl 2006, the
Company 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 Lhe year i elalion ta the Company's
business in which any Director was materially interested

The Campany's procedures for managing conflicts of interest by
the Directors are set out on page %%. Provisions are also
contained in the Cormpany’s Articles which allow the Directors Lo
authorise potential conflicts of interest.

Directors’ liability insurance and indemnity

The Company rmaintains appropriate Directors’ and Officers’
lizbility insurance cover in respect of any potential legal action
braught against its Directors.

The Company has also indemnified each Director io the extent
permitted by law against any Uability incurred in relation to

acts or omissions arising in the ordinary course of their duties.
The indemnity arrangements are qualifying indemnity provisions
under the Campanies Act 2006 and were in farce throughout

the year.



Share capital

The Company has ane class of shares, being erdinary shares of
2op each, all of which are futly pard The rights and obligations
attached to the Company’s shares are set out in the Arlicles.
There are no restrictions on the transfer of shares exceptin
relation to Real Estate Investrnent Trust restrictions,

The Directors were granted authority at the 2019 AGM to allot
retevant securities up te a nominal amount of £78,897,787 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 is the sooner At this year's AGM, shareholders will
be asked to renew the authority ta allot relevant securities

At the 2019 AGM, the Directors 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 autharity will alsc 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
portiolio by extension of the share buyback programme. As a
result, during the year ended 31 March 2020, the Company
repurchased 23,795,110 ordinary shares of Z5p each for an
aggregate consideration of £125m. This represents 2.54% of the
1ssued share capital [excluding shares held in Treasury] at that
date. All chares repurchased dunmy the yedar wele cancelled.

The Company continued to hoid 11,266,245 ordinary shares in
treasury during the whole of the year ended 31 March 2020 and
lo the dale of this Reporl.

Further details relating lo share capital, including movements
during the year, are set out in Note 20 to the financial
statements on pages 187 to 189,

Rights under an employee share scheme

Emplayee Benefit Trusts (EBTs) operate in connectlion with
some of the Company’'s employee 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 ordinary shares in the
market, for the benefit of employees, including to satisfy
outstanding awards under the Company’s various executive
employee share plans. A dividend waiver is in place from the
Trustee in respect of all dividends payable by the Company on
shares which 1t holds in trust.

Substantial interests

All notifications made ta Brtish Land under the Disclosure

and Transparency Rules [BTR 5] are published on & Regulatory
Information Service and made available on the Investors 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 DTR 5. The information provided is correct at the date
of notification:

Interests in Percentage

ardinary halding

shares disclosed %

BlackRock, Inc. o 92240338 992

Invescoltd o 45,871,68_6 B 4.95
Norges Bank 48,606,087 2.01
GIC Private Limited 37708560 407

APG Asset Management N.V, 37,197,666 4.01

Since the year end, and up to 22 May 2020, the Company had
been notified of the following interests in its ordinary shares in
accerdance with DTR 5. The information provided is correct at
the date of notification:

Interests in Percentage

erdinary holding

shares disclosed %

B_t_ackRock‘ Inc. _92,490,4137 7.28
APG Asset Management N.V. 48,072,042 519
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES CONTINUED

Change of control

The Group's unsecured borrowing arrangements include
provisions that may enahle each of the lenders ar bondholders
to request repayment or have a put at par within a certain period
following a change of control of the Company Inthe case of the
Sterling bond this arises if the change of control also results in
a rating downgrade to below investment grade. In the case of
the convertible bond there may also be an adjustment to the
conversion price applicable for a limited period fellowing a
change of control.

There are no agreements between the Company and its
Executive Directors or emptoyees providing for compensation
for loss of nffice or ermployment that occurs specifically because
of a takeover, merger or amalgamalion with the exception ot
provisions in the Campany’s share plans which could result in
options and awards vesting or becoming exercisable on a change
of control. All appointment tetters for Non-Executive Direclors
will, as they are renewed, contain a provision that allows
payment of their natice 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 aur business. We manage dealings with
suppliers in a fair, consistent and transparent manner. For more
information please visit the Suppliers section of our website at
www. britishland.com/about-us/suppliers.

Events after the balance sheet date

Details of subsequent events, if any, can be found in Note 26 on
page 192,

Political denations

The Company made no political donations during the year
[2019: nil).

Inclusive culture

British Land employees are commmitted to promating an inclusive,
positive and collaborative culture. We treat everyone equally
irrespective of age, sex, sexual orientation, race, colour, nationality,
ethnic origin, religion, religious or other phitosophical belief,
disability, gender identity, gender reassignment, marital or civil
partner status, or pregnancy or maternily. As stated in our Equal
Opportunities Policy, British Land treats “all colleagues and job
applicants with equality. We do not discriminale against job
applicants, employees, workers or contractors because of any
protected characteristic. This applies to all opportunities provided
by the Company including, but not Limited ta, job applications,
recruitment and interviews, training and development, role
enrichrment, conditions of work, salary and performance review’,
The Company ensures that our policies are accessible to all
employees, making reasonable adjustment when required.

Through 1ts policies and more specifically the Equal Opportunities,
Disabled Workers and Recruitment policies, the Company
ensures that entry into, and progression within, the Company is
based solely on personal ability and competence to meet set job
criteria. Should an employee, worker or contraclor become
disabled in the course of their employment/engagement,
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the Company aims to ensure that reasonable steps are taken to
accormmeodate their disability by making reasonable adjustments
to their existing employment/engagement.

Community investment

Our financial donations to good causes during the year totalted
£1,620,000 (2019: £71,424,000). Dur Communily Investment
Committee approves all expenditure from our Communmity
Investment Fund.

In addition, the Company also supports fundraising and payroll
giving for causes that matter to staff. The support provided for
the year ended 31 March 2020 includes:

- 50% uplift of British Land staff payroll giving cantributions
[capped at £5,000 per e sun e £50,000 per annum Tor L
whale organisation]; and

- Astaff matched funding pledge, matching money raised for
charity by British Land staff up te £500 per person per year.

Our community investment is guided by our Local Charter,
working with local partners to make a lasting positive difference:

~ connecting with local communities

~ supporting educational initiatives for local people

~ supporting local training and jobs

- supporling local businesses

~ contributing to local people’'s wellbaing and enjoyment

Through our community investment and Local Charter activity,
we connect with communities where we operate, make positive
lacal contributions, help people fulfil their potential, help
busincsses grow, and promete wellbeing and enjoyment. This
all supports our strategy to create Places People Prefer.

Auditor and disclosure of information

Each of the Directars at the date of approval of this Report
confirms that:

- sofar as the Director 15 aware, there is no relevant audit
information that has nol been brought to the attention of
the auditor

- the Direclor has taken all steps that hefshe should have
laken to make himsell/herself aware of any relevant audit
information and to establish that the Company’s auditor was
aware of that information

PwC has indicated its willingness to remain in office and, on the
recommendation of the Audit Committee, a resolution to
reappont 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:

Brona McKeown

General Counsel and Company Secretary

The British Land Company PLC
Company Number: 621920



DIRECTORS' RESPONSIBILITIES STATEMENT

The Directars are responsible for preparing the Annual Report
and the financial statements in accardance with applicable law
and reqgulation.

Company law requires the Directors Lo prepare financial
staternents for each financial year. Under that taw the Directors
have prepared the Group financial statements in accordance
with International Financial Reporting Standards [IFRSs) as
adopted by the European Union and the parent Company
financial statements in accordance with United Kingdom
Generally Accepted Accounting Practice [United Kingdom
Accounting Standards, cemprising FRS 101 "Reduced
Disclosure Framework”, and applicable law).

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 Company and

of the praofit or loss of the Group and Company for that pericd.

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
Unioan 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 judgements and accounting estimates that are
reascnable and prudent

- prepare the financial staternents on the going concern basis
unless it is inappropriate to presume that the Group and
Company will continue in business

The Directors are responsible for 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 staterments and the
Directors’ Remuneration Report comply with the Companies Act
2006 and, as regards the Group financial staterments, 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 Directars are responsible far the maintenance and integrity
of the Company’'s website. Legislation in the United Kingdom
governing the preparation and dissemination of financial
statements may ditfer 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 perfermance,
business model and strategy.

Each of the Directors, whose names and functions are listed in
the Board of Directors on pages 92 to 93, confirm that, to the
best of their knowledge:

- the Company financiat statements, which have been prepared
in accordance with United Kingdorm Generally Accepted
Accounting Practice [United Kingdom Accounting Standards,
comprising FRS 107 "Reduced Disclosure Framework™, and
applicable lawl, give & true and fair view of the assets,
liabitities, financial position and profit or loss of the Company

- the Group financial staternents, which have been prepared m
accordance with IFRSs as adopted by the European Union,
give a true and fair view of the assets, lizbilities, financial
positicn and profit or toss 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 Company, together with a
description of the principal risks and uncertainties they face.

By order of the Board.

o L

Simon Carter
Chief Financial Officer
26 May 2020

British Land Annual Report and Accounts 2020 137



FINANCIAL STATEMENTS

Independent auditors’ report to the members
of The British Land Company PLC

Report on the audit of the financiat statements

Opinion
In our opinion:

e The British Land Company PLC’s Group financial staterments and Company financizl statements [the “financial statements™) give
a true and fair view of the state of the Group's and of the Company's affairs as at 31 March 2020 and of the Group's loss and cash
flows for the year then ended;

« the Group financial statements have been properly prepared in accordance with International Financial Reporting Standards
[IFRSs) as adopted by the European Union;

= the Company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice [United Kingdom Accounting Standards, comprising FRS 101 "Reduced Disclosure Framework”, 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 Regulation.

We have audited the financial staternents, included within the Annual Report and Accounts 2020 [the “"Annual Report™), which
comprise: the Consolidated and Caompany balance sheets as at 31 March 2020; the Consctidated 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 statements, which include a description of
the significant accounting policies.

Our opinicn is consistent with our reporting to the Audit Cornmittee.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) [11SAs (UK)") and applicable law. Our responsibilities
under 15As (UK are further described in the Auditors” responsibilities for the audit of the financial statements section of our repert.
We believe that the audit evidence we have obtained is sufficient and apprepriate to provide a basis for our opinion.

Indegendence

We remained independent of the Group in accordance with the ethical reguirements that are relevant to our audit of the financial
slatements in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and we have fulfilted
our other ethical responsibilities in accordance with these requirements.

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC’s Ethical Standard were not
provided to the Group or the Company.

Qther than those disclosed in Note 5 to the financial statements, we have provided no non-audit services to the Group or the Company

Qur audit approach

Overview

= DOverall Group materiality: £113.0 millicn [2019: £122.6 million), based on 1% of total assets.

» Specific Group materiality: £15.9 million [2019: £16.9 million], which represents 5% of underlying
pre-tax profits.

= Overall Cormpany materiality. €101.7 million (2019 £110.4 rmillion), based on 1% of tolal assets.

= We tailored the scope of our audit to ensure that we performed enough work to be able to give an
opinion on the financial statements as a whole. The Group financial statements are prepared on a
consolidated basis, and the audit team carries out an audit over the consolidated Group balances in
support of the Group audit opinion. The following joint ventures are also audited to Group materiality:
Broadgate and Meadowhall

+ Valuation of investment and development properties, either held directly or within jeint ventures {Group).
= Revenue recognition [Groupl.

» Taxation [Group)

« Covid-19 [Group).
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The scope of cur audit

As part of designing cur audit, we determined materiality and assessed the risks of matenal misstatement in the financial
statements. In particular, we looked at where the directors made subjective judgements, for example in respect of significant
accounting estimates that involved making assumptions and considering future events that are inherently uncertain.

Capabilty of the audit i detlecting wrreguianties ncluding fraud

Based on our understanding of the Group and industry, we identified that the principal risks of non-compliance with laws and
regulations related to compliance with the Real Estate Investment Trust [REIT) status section 1158 of the Corporation Tax Act 2010
and the UK and European regulatory principles, such as those governed by the Financial Conduct Authority, and we considered the
extent to which non-compliance might have a material effect on the financial statements cf the Group and Company. We also
considered those taws and regulations that have a direct impact on the preparation of the financial statements such as the
Cornpanies Act 2006 and the Listing Rules. We evaluated management’s incentives and oppartunities 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
Jjudgemental areas of the financial statements such as the valuation of investment properties. Audit procedures perfermed 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 1t related to non-compliance with laws and regulations and fraud,

« Reviewing relevant meeting minutes, including those of the Risk Committec and the Audit Committee;

* Review of tax compliance with the involvement of our tax specialistis 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 investrnent and development properties, either held directly or within joint ventures,
described in the related key audit matter below; and

= lIdentifying and testing journal entries, in particular any journat entries pested with unusual account combinations, posted by
unexpected users and posted on unexpected days.

There are inherent limitations in the audil procedures described above and the further removed non-compliance with laws and
regulations i1s from the events and transactions reflected in the financial statements, the less likely we would become aware of it
Also, the risk of not detecting a material misstatement due o fraud 1s higher than the risk of nat detecting one resulting from error,
as fraud may involve deliberate concealment by, for example, forgery or intenticnal misrepresentations, or through collusion.

Koy audil matters

Key audit matters are those matters that, in the auditors’ professional judgement, were of most significance in the audit of the
financial statements of the current period and include the most significant assessed risks of material misstatement {whether or not
due to fraud) identified by the auditors, including those which had the greatest effect on: the overall audit strategy; the allocation of
resources in the audit; and directing the efforts of the engagement team. These matters, and any comments we make on the results
of our procedures thereon, were addressed in the context of our audit of the financial statements as a whole, and in forming our
opinion thereon, and we do not provide a separate cpinion on these matters. This 1s not a complete Llist of all risks identified by

our gudit.
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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

Valuation of investment and development properties,
either held directly or through joint ventures [Group)

Refer to page 108 [Report of the Audit Commuttee], pages 165
te 174 (Notes to the financial statements - 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 consisting of office and

residential real estate in Central London, retail and leisure
properties across the UK, and developments including the

Lanada Warer site [n East Lundon, The wlal pruper Ly

portfolio valuation for the Group was £8,106 million and tor
the Group’s share of joint ventures and funds was £3,272

million as at 31 March 2020

The valuations were carried out 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 wark in accordance with the
Royal Institute of Chartered Surveyors {"RICS™) Valuation ~

Protfessional Standards and the requirements of

International Accounting Standard 40 ‘Investment Property’.

The valuers have included a 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 attachad to the valuation

as a result of the COVID-19 pandemic. This represents a

significant estimation uncertainty in relation to the valuation

of investment properties.

in determining the valuation of a property, the valuers take

intc account property-specific information such as the

current tenancy agreements and rental income. They apply
assumplions foryields and estimated market rent, which
are influenced by prevailing market yields and comparable

market transactions, 1o arrive at the inal valuation. For

developments, the residual appraisal method 1s used, by
estimating the fair value of the completed project using a
capialisation method less estimated costs to completion

and a risk premium,

The vatuation of the Group’s property portfolio was identified

as a key audit matter given the valuation is inherently

subjective due to, among other factors, the individual nature
of each property, its location and the expected future rental
streams for that particular property. The wider challenges
currently 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 invalved, coupled with the fact

that only 8 small percentage difference in individual
property valuations, when aggregated, could result in a

material misstatement, warranted specific audit focus in

this area.
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Given the inherent subjectivity involved in the valuation of the property
portfolic, and therefore the need for deep market knowledge when
determining the most appropriate assumptions and the technicalities
of valuation methodology, we engaged our internal valuation experts
lqualified chartered surveyors] to assist us in our audit of this area.

Material vatuation 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 a
material valuation uncertainty and consequently that less certainty
and a higher degree ol caulivn shvuld be allached to the voluotions
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
vatuation 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’ quatifications and expertise and read their
terms of engagement with the Group to determine whether there
were any matters that might have affected their objectivity ar may
have imposed scope Umitations 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
objectvity of the valuers was compromised.

Assumptions and estimates used by the valuers

We read the valuation reperts for all the properties and confirmed
that the valuation approach for each was in accordance with RICS
standards. We obtained details of each property held by the Group
and set an expected range for yield and capital value movernent,
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 1o our expected range
We also considered the reasonableness of other assumptions that
were not so readily comparable with published benchmarks, such as
estimated rental vatue,

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 movements based on our
knowledge, we undertook further investigations, held further
discussions with the valuers and ebtained evidence to support
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 cancluded that the assumptions used in the valuations were
supportable in light of available 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 joint ventures (Group]
[continued)

Revenue recognition (Group)

Refer to page 108 [Report of the Audit Commuttee], page 157
[Notes to the financial statements - Note 3 Revenue and
costs] and page 154 (Notes to the financial statements -
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
1s a standard process in place for recording revenue, which
15 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 income to ensure revenue Is recorded an a
straight-line basis over the course of the lease.

information and standing data

We performed testing on the standing data in the Group’s information
systems concerning the valuation process. We carred out procedures,
on a sample basis, to satisfy ourselves of the accuracy of the property
infermation supplied ta the valuers by management, For developments,
we confirmed that the supporting information for censtruction
contracts and budgets, which was supplied to the valuers, was also
cansistent 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 COVIB-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
pericd. We performed sample testing over the lease data recarded in
the property managerment systern to supporting lease agreements, to
ensure revenus 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 to 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 IFR5 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 cn a sample basis
and assessed whether the revenue recognition policies adopted for
each revenue stream complied with IFRS 15 Revenue as adopted by
the European Union.

No i1ssues were identified 1n 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 Committeel], pages 1460
and 197 [Notes to the financial statements - 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 judgements)

The Group's status as a REIT underpins its business model
and shareholder returns. For this reason, it warrants
special audit focus.

The obligations of the REIT regime include requirements to
comply with balance of business, dividend and income cover
tests. the Broadgate joint venture is atso structured as a
REIT and as such, REIT compliance 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 certain 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
Committee] and pages 152 to 153 (Notes to the financial
statements - Note 1 Basis of preparation, significant
accounting policies and accounting judgements).

The outbreak of the novel coronavirus {known as COVID 19)
in many countries |s rapidly evolving and the socio-economic
impact is unprecedented It has been declared as a global
pandemic and s having a major iImpact on economies and
financial markets. The efficacy of government measures witl
materially influence the length of economic disruption, but it
is probable there will be a recession in the United Kingdom

In order to asgess the impact of COVID-19 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 liquidity
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
reguired 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 i relation to the valuation 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 agproach 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 statements of the potential tax
impact of the temporary suspension of the Property Income Dividend
payment as a resutt of COVID-19.

We used our knawledge 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
satisfied that the assumptions and judgements used by the Group In
determining the tax provisions are reasonable.

No material issues were identified as a result of our testing.

We evaluated the Group's updated risk assessment and analysis

and considered whether it addresses the relevant threats posed by
COVID-19. We zlso evaluated management's assessment and
corroborated evidence of the operational impacts, censidering their
consistency with other available information and our understanding
of the business.

Dur conclusiens relating to going concern and other information are
set out In the 'Going Concern’ and Reporting on ather informalion’
seclions of our report, respectively, betow.

Our pracedures in respecl of Lhe valudation ol mvesltitient and
development properties and provisions recorded 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 Report in
relation to COVID-19 by reading the other information, including the
Principal risks and Viability statement set out in the Strategic Report,
and assessing s consistency with the financial statements and the
evidence we obtained In our audit. We considerad the
appropriateness of the disclosures around the increased uncertamty
onits accounting estimates and consider these to be adequate.

In respect of going concern, we assessed the Directors’ going
concern analysis in light of COVID-19 and obtained evidence to
support the key assumptions used in preparing the going cencern
modsl, including assessing covenant headroom within the base
and downside case scenarnps. 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 lquidity and recalculated loan cavenant 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 working practices brought about
Management’s analysis includes base and downside case by Covid-1% had an adverse impact on the effectiveness of

scenarios and a robust analysis of planned mitigating management’s business process and IT controls. Our planned tests
actions. At the balance sheet date, the Group has access to of controls did not identify any evidence of matenial deterioration in

cash and undrawn lean facilities of £1.3 billlon and post the the control environment.
vear end, the Group has refinanced one of the two loans
presented in net current liabilities as at 31 March 2020.

In making their assessment management took into account
the covenant headroom on the Group's drawn unsecured
loan facilities. After considering all of these factors,
management have concluded that preparing the financiat
staternents on a going concern basis remains apprapriate.
Ne material uncertainty in relation to going concern exists.

Management have described its assessment of viability on
pages 88 of the Annual Report.

How weo tailored the audit scope

We tailored the scope of our audit to ensure that we performed enough work to be able to give an optnion an the financial statements
as a whole, taking into account the structure of the Group and the Cormpany, the accounting processes and controls, and the industry
in which they operate.

Materiality

The scope of our audit was influenced by cur application of materiality. We set certain quantitative thresholds for materiality.
These, tagether with qualitative considerations, helped us to determine the scope of our audit and the nature, timing and extent of
our audit procedures on the individual financial statement line items and disclosures and in evaluating the effect of misstatements,
both individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Group financial statements Company financial statements
Overall materiality £113.0 million (2019: £122.6 million]. £101.7 million [2019: £110.4 million).
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 investrments. Due to this, the key of investments in subsidiaries. Given this,
} area of focus in the audit 1s the valuation of and consistent with the prior year, we set
1 investment and development properties, an overall Company materiatity level
either held directly or through joint based on total assets. For purposes of the
ventures. On this basis, and consistent with Group audit, we capped the overatl
‘ the prior year, we set an overall Group materiality for the Company to be 90% of
‘L materiality level based on total assets. the Group overall maternality

In addition, we set a specific materiality level of £15.9 million (2019: £16.9 million] for iterns within underlying pre-tax profit.

This equates to 5% of profit before tax adjusted for capital and cther items. [n 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 156
to 157 where the term is defined in full)

For each component in the scope of our group audit, we allocated a materiality that is less than our overatl group materiality.
Certain components were audited to a local statutory audit materiality that was also less than our overall group materiatity.

We agreed with the Audit Cormmittee that we would report to them misstaternents identified during our audit sbove £5.6 million
[Group audit) [2019: £6.1 million] and £5.0 million [Company audit) (2019 £5.5 million) as well as misstatements below those amounts
that, in cur 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 millian [2019: £1.0 million] for misstatements related to underlying profit within the financial statements, as well as
misstatements below that amount that, in our 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

Going concern
In accordance with {5As (UK] we report as follows:

Reporting obligation Outcome

We are required to report if we have anything material to add or We have nothing material to add or to draw attention te.

draw attention to in respect of the directors’ statement in the However, because not all future events ar conditions can be
~ financial statements about whether the directors considered it predicted, this statement is not a guarantee as to the Group’s and
i appropriate te adopt the going concern basis of accounting in Company's ability te 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
twelve months from the date of approval of the financial staterments.

Woe are required to report if the directors’ statement relating to We have nothing to report.
Going Concern in accordance with Listing Rule 9.8.6R(3) 1s
materially inconsistent with our knowledge obtained in the audit.

Reporting on other information

The other information comprises all of the information in the Annual Report other than the financial statements and cur auditors’
report thereon. The directors are responsible for the other information. Our epinion on the financial statements does not cover the
other information and, accordingly, we do not express an audit ocpinion or, except to the extent otherwise explicitly stated in this
report, any form of assurance thereon.

In connection with our audit of the financial staterments, our responsibility is to read the other information and, in doing so, consider
whether the other information 1s materially inconsistent with the financial statements or our knowledge obtained in the audit, or
otherwise appears to be materially misstated. If we identify an apparent material inconsistency or material misstatement, we are
required to perform procedures to conclude whether there is a material misstaternent of the financial stalerments or a material
misstatement of the other information_ If, based an the work we have performed, we conclude that there is a material misstatement
of this other information, we are required to repert that fact. We have nothing to report based on these responsibilities.

With respect to the Strategic Report, Directors’ Report and Additional Disclosures and Corporate Governance btatement, 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 Financial Conduct Authonty [FCA] require us also to report certain opinions and matters as
described below [required by 1SAs [UK) unless otherwise stated).
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Strategic Report and Directors’ Report and Additional Disclosures

In aur 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, [CAQS]

In light of the knowledge and understanding of the Group and Company and their envirenment obtained in the course of the audit,
we did not identify any material misstatements in the Strategic Report and Directors’ Report and Additional Disclosures {CAGé/

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] about internal controts 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
of the FCA ['DTR} is consistent with the financial staterments and has bean prepared in accerdance with applicable legal
requirements. {CADS]

In Light of the knowledge and understanding of the Group and Company and their environment obtained in the course of the audit,
* we did not identify any material misstatements in this information. {CA0S/

In our opinion, based on the work undertaken in the course of the audit, the informaticn given in the Corperate Gavernance
Staternent (90-91) with respact to the Company's carporate governance code and practices and about its administrative,
managemant and supervisery bodies and their committees complies with rules 7.2.2, 7.2.3 and 7.2.7 of the DTR. [CA08)

We have nothing to report arising from our respensibility to report if a corperate governance statement has not been prepared by
the Company. [CAGé/

The directors” assessment of the prospects of the Group and of the principal risks that would threaten the solvency or
' liquidity of the Group

We have nothing material tc 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, salvency or liquidity.

"« Thedisclosures in the Annual Report that describe those risks and explain how they are being managed or mitigated.

i« The directors’ explanation on page 88 of the Annual Report as to how they have assessed the prospects of the Group, over what
period they have dane so and why they consider that period to be appropriate, and their staternent as to whether they have a
reasonable expectation thal the Group will be able to continue in operation and meet its liabilities as they falt due over the
peried of their assessment, including any retated disclosures drawing attention to any necessary qualifications or assumptions.

. We have nothing to repart having performed a review of the directors’ statement that they have carried out a robust assessment of
the principal risks facing the Group and statement in relation to the longer-term viability of the Group. Cur review was substantially

" less In scope than an audit and only consisted of making inguiries and considering the directors’ process supporting their :

* staternents; 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 obtained in the course of the audit. [Listing Rules/

- Other Code Provisions
We have nothing to reportin respect of our responsibility to report when:

» The stztement given by the directors, on page 137, that they consider the Annual Repert taken as a whole to be fair, bslanced
and understandable, and provides the information necessary for the mermbers 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 saction of the Annual Report on page 108 describing the work of the Audit Committee does not appropriately address
' matters communicated by us to the Audit Committee.

+ The directors’ 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.

Direclors’ Remuneration

In our opinion, the part of the Directors” Remuneration Report to be audited has been properly prepared in accordance with the
Companies Act 2006. {CADS)

British Land Annual Report and Accounts 2020 145



FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Responsibilities for the financial statements and the audit

freoponcibiliies of the directars for the finqnial statements

As explained more fully in the Directors’ Responsibilities Statement set out on page 137, the directors are responsible for the
preparation of the financial statements in accordance with the applicable framework and tor being satisfied that they yive a true and
fair view. The directors are alsa respansible for such internal control as they determine is necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the directors are responsible for assessing the Group’s and the Company's ability to continue
as a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of accounting
unitess the directars etther intend to liquidate the Group or the Campany ar to cease operations, ar have no realistic alternative but
to do so.

Auditors” responsibilitics for the audit of the financial statements

Our objectives are to obtain reasonable assurance abeut whether the financial staternents as a whole are free from material
rmisstatement, whether due to ltaud or error, and to issue an auditors’ repart that includes aur npinton. Reasonable assurance
is a high level of assurance, but is nat a guarantee that an audit conducted in accordance with 15As (UK] will always detect 2
matenal misstatement when it exists. Misstatements can arise from fraud or error and are considered material if, individually
or in the aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

A further description of our responsibilities for the audit of the financial statements is located on the FRC's website at-
www.frc.org.uk/auditorsresponsibilities. This description forms part of our auditors’ report.

Use of this report
This report, including the apinions, has been prepared for and anty for the Company’'s members as a body in accordance with
Chapter 3 of Part 14 of the Companies Act 2006 and for no ather purpose. We do not, in giving these opinions, accept or assume
responsibility for any other purpose or to any other person to whom this report is shown or into whose hands it may come save
where expressly agreed by our prior consent in writing

Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are required to report to you if, in our opimon:

« we have nat raceived all the information and explanations we require for our audit; or

« adeguate accounting records have not been kept by the Company, or returns adequate for cur audit have not been receved from
branches not visited by us; or

« certain disclosures of directors’ remuneration specified by law are nat 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 to report arising from this responsibility.

Appointment

Following the recommendation of the gudit commitlee, we were appointed by the members on 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financial periods, The pericd of total uninterrupied engagement is
6 years, covering the years ended 31 March 2015 to 31 March 2020

Sandra Dowling [Senior Statutory Auditor]

for and on behalf of PricewaterhouseCocpers LLP
Chartered Accountants and Statutory Auditors
London

26 May 2020
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Consolidated income statement

For the year ended 31 March 2020

2020 e
Capital Capta.
Underlying’ and other Total LaeTy G ana other Traz
Peoate £m £m £m Zm o L
Revenue 3 524 87 613 554 350 $04
Costs 3 (148} (70) (218) [141] {258) (399
- 3 378 17 395 413 92 505
Jointventures and funds [see also below) 1 79 (308) (227) 86 (79 7
Administrative expenses {73) - (73) (80 - (80}
Valuation movement 4 - (1,105) (1,105) - (620] [£20]
Profit (loss) on disposal of investrent properties
and investments - 1 1 - (18l 8]
Net financing costs
financing income b 1 - 1 - - -
financing charges 6 167) f41) {108) [67] (44) (113]
~ (64) (411 (107) 167 (46] {113]
Profit (loss) on ordinary activities before taxation 318 (1,434 (1,116 352 (671) (319]
Taxation 7 - 2 2 - ol
Loss for the year after taxation o [1,114) (320]
Attributable to non-controlling interests 12 (99 87) 12 (413 (29)
Attributable to shareholders of the Company 306 (1,333) (1,027) 340 (631 [291)
Earnings per share: 7 .
basic 2 (110.0lp [30.0p
diluted 2 (110.0lp 130.01p
All results derive from continuing operations.
2020 2019
Capital Capita!
Underlying® and other Total Underlying! and other Total
MNate £m £m £m £rn e 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 (306) (227) 86 (79 7
1. See definition in Note 2
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of comprehensive income

For the year ended 31 March 2020

2020 S
£m tm
Loss for the year after taxation {1,114) {320]
Other comprehensive income:
Items that will not be reclassified subsequently to profit or loss:
Valuation movements on owner-occupied properties 1 3
13
Iltems that may be reclassified subsequently to profit or loss:
Gains [losses) an cash flow hedges
- Group 2 L
- Joint ventures and funds {1 -
R
Transferred to the income statement (cash flow hedges| o

- Interest rate dervatives - Group -

- Interest rate derivatives - joint ventures' - 18
Deferred tax on items of other comprehensive income - (1)
Other comprehensive income for theyear ~__  ~—— —— — T/ T 7 T Ty )
Total comprehensive loss for the year 1,112 [299]
Attributable to non-controliing interests 186) (29)
Attributable to shareholders of the Company 11,026) (270}

1. Represents a reclassification of curnulative losses within the Group revaluatvon reserve to capital profit and loss, becausze the hedged iter has affected profit or lass
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Consolidated balance sheet

As at 31 March 2020

2020 PR
Nots £m S
ASSETS
Non-current assets
Investment and development properties 10 8,188 8,931
Owner-occupied properties 10 68 73
8,256 9 004
Other non-current assets S
Investments in joint ventures and funds " 2,358 2,560
Other investments 12 125 129
Property, plant and equipment b 22
Deferred tax assets 16 - 1
Interest rate and currency derivative assets 17 231 154
© 10,976 11,870
Current assets B
Trading properties 10 20 87
Debtors 13 54 57
Cash and short term deposits 17 193 242
B 269 386
Total assets - ) o 11,245 12,256
LIABILITIES
Current liabilities
Short term borrewings and overdrafts 17 (637) (99]
Creditors 14 {2531 {2891
Corporation tax (171 (25l
" 1307 %13)
Non-current liabilites T
Debentures and loans 17 [2,865]) {2,932
Other non-current liabilities 15 (154) (92
Deferred tax lizbilities 16 (M) -
Interest rate and currency derivative liabilities 17 (1691 (130}
) (3,191) (3,154
Total liabilities o 0 o - (4,098)  (3.567)
Net assets ) i o B 7,947 8489
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 8,478
Non-controlling interests 112 2_11_
Total equity T B o 7,147 8689
EPRA NAV per share’ B N B 2 774p 9G5p
1 Asdelined in Note 2
Tim Score Simon Carter
Chairman Chief Financial Officer
The financial statements 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

Remtal income received from tenants

Fees and cther incorme received

Operating expenses paid to suppliers and employees
Indirect taxes received in respect of operating activities
Sale of trading properties

Cash generated from operations

Interest paid

Interest received

Corporation taxation [payments| repayments

Distributions and other receivables from joint ventures and funds
Met rash inflow from operating activities

Cash flows from investing activities

Developrent and other capital expenditure
Purchase of investment properties

Sale of investment properties

Acquisition of remaining share of Aldgate JV
Acquisition of investrent in WOSC joint venture
Purchase of investments

Sale of investments

Indirect taxes received [paidl in respect of investing activities
Investrent in and loans to joint ventures and funds
Loan repayments from joint ventures and funds
Capital distributions from joint ventures and funds
Net cash (outflow) inflow from investing activities

Cash flows from financing activities

Issue of ordinary shares

Purchase of own shares

Dividends paid

Dividends paid to nan-controlling interests

Capital payments in respect of interest rate dervatives
Decrease in lease liabilities

Decrease in bank and other borrowings

Drawdowns on bank and other borrowings

Net cash outflow from financing activities

Net [decreasel increase in cash and cash equivalents
Cash and cash equivalents at 1 April
Cash and cash equivalents at 31 March

Cash and cash equivalents consists of:

2028 2017
MNate £m Em
415 449

42 42

(146) (162

11 -

82 768
’**E?‘\Eﬁ
(79) [75)

5 7

(4) 5

11 49 59
Tars 4
259} 218

52) (185)

77 380

211 -

571 -

(9) (91

19 13

1 (3)

nen (298}

- 247

131 260

__ Re__ 87

5 i

125) {204)

19 (295) |298)
(13 {14

(14) [19)

(8) -

(189 (576

576 4o
el ey
{49) 137

242 105

Cash and cash equivalents at 31 Mareh 193 %42
17 193 242

Cash and short term deposits
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Consolidated statement of changes in equity

For the year ended 31 March 2020

Hedg ng
and Fe- MNan
Share Share t-anslauen  vatuatcn Merger  Ratained cantroliing Total
capital arenium reserve resenye rESErg garnings Total nteresrs equity
£m frm £m £m tr £m £m £m £m
Balance at 1 April 2019 240 1,302 1" 26 213 5,686 8,478 211 8,689
Loss for the year after taxation - - - - - 027 (1,027 871 (1,114)
Revatuation of owner-occupied property - - - 1 - - 1 - 1
Gains on cash flow hedges - Group - - 1 - - - 1 1 2
Losses on cash flow hedges - jsint ventures - - - (1) - - Y - (1)
Deferred tax on items of other comprehensive income - - - - - - - = -
Other comprehensive income R - 1 - - - 1 1 2
Total comprehensive income for the year - - 1 - - 1.027) 01,0261  (86) (1,112
Share issues 7 - 5 - - - - 5 - 5
Fair value of share and share option awards - - - - - (2) (2 - (2
Purchase of own shares () - - - - (1191 [(125) - (125)
Dividends payable in year (31.47p per share] - - - - - (295] (295) - (295)
Dwidends paysble by subsidiaries - - = - - = - 13 13
Balance at 31 March 2020 B 23, 1,307 12 26 213 5243 7,035 112 7,147
Balance at 1 April 2018 248 1,300 " 27 213 7,458 9,252 254 2,506
Lass for the year after taxation - - - - (291] (291) [29) {3200
Revaluation of owner-occupied property - - - - - 3 - 3
Gains on cash flow hedges - Group - - 1 - - - 1 - !
Closecut of cash flow hedges - jaint ventures
and funds - - - 18 - - 18 - 18
Reserves transfer - joint venture cash flow hedges - - - 17 - 17 - - -
Deferred tax on items of other comprehensive income - - (1} - - - (1) - (1)
Other comprehensive income o - - i - 17 2 - 21
Total comprehensive income for the year e - - 4 - 274 7o) (29) (299
Share 1ssues I - - - - - -z - 2
Fair value of share and share obtion awards - - - - - [4) 14) - 14)
Purchase of own shares (8) - - - - (194 (204) - {204]
Dividends payable in year [30.54p per share] - - - - - (298] (298] - (298]
Dividends payable by subsidiaries - - - - - - - (14) (14]
Balance at 31 March 2019 240 1,302 1 26 213 54686 8478 211 8,689

1 The balance at the beginning of the current year includes £15m in relation to translation and [E4m] in relation to hedging [2018/19- £15m and [E4m]l Opening and closing

balances inrelation 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
derivatives. The financial statements 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 Commuttee (IFRS IC], and
therefore comply with article 4 of the EU 1AS regulation, and in
accordance with the Companies Act 2006. [n the current financial
year the Group has adopted a number of minor amendments to
standards effective in the year issued by the IASB and endorsed
by the EU, none of which have had a material impact on the
Group. The accounting policies 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 impact on the consolidated financial staternents
of the Group. These are discussed in further detail below.

IFRS 16 - Leases

The new standard was adopted by the Group on 1 Aprit 2019,
The Group adopted IFRS 16 1n accordance with 1FRS 16 C8. This
approach allows the recognition of the lease hability and asset as
at 1 April 20179 with no restatement of prior period financial
staterments. The Group has applied the practical expedient on
transition to apply a single discount rate to a portfolio of leases
with reasonably similar characteristics. The Group has also
adopted the practical expedients relating to shortterm 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 Group holds as lessee
These leases were previously classified as cperating leases
under JAS 17 IFRS 16 has not impacted the accounting treatment
of leases the Group holds as lessor, therefere the adoption of the
accounting standard has not had a material impact on the Group.

The impact on the balance sheet at 1 Aprit 2019, on adoption of
iFRS 16, is a £56m increase in investment property, a £1m
reduction in current assets and a correspanding £55m increase
in liabitities. The impact relating to new leases which cormenced
duning the year i1s 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 lizbility, adjusted by a £1m increase in relation to prepaid rent
which is added to the right-of-use asset on adeption. Therefore
the 1mpact on net assets on adoption is nil. The weighted average
incremental borrowing rate applied to the lease Liabilities
recognised at the date of initial application was 1.5%.
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The right-of-use assets meet the definition of investment
property and are subsequently measured under the fair value
model. The adoption ot IFRS 16 has inureased profit/{loss] befare
tax by £ 19m, £20m of which resuits from the revaluation gain
recognised an 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], 1AS 28
flong term interests), 1IAS 19 [plan amendments! and IFRIC 23.

A number of new standards and amendments to standards and
interpretations have been issued but are not yet effective for the
current accounting period.

Amendments ta IFRS 3 (Business Combinations| are effective

for financial years commencing on or after 1 January 2020

The amendments relate to changes in the cnteria for determining
whether an acquisition 1s a business combination or an asset
acquisition. These amendrments will be applied to apy future
business cormbinations.

Amendrments to IFRS 9 (Financial Instruments] are effective

for financial years commencing on or after 1 January 2020.

The amendments affer 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.

Armendments ta References to the Conceptual Framewaork are
effective for financial years conunencing on or after 1 January
2020. The adaption of these amendmeants is not considered to
have a material impact on the consclidated financial staternents
of the Group.

Amendments to IAS 8 [Accounting Policies, Changes in
Accounting Estimates and Errors] are also sffective for financial
years cormmencing on or after 1 January 2020. The amendrments
will be applied to any future changes in Accounting Policy,
Accounting Estimates or Errors

Going concern

The financial statements are prepared on a going concern basis.
The balance sheet shows that the company has net current
liabilities, mainiy 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 €1.14n of undrawn
facilities and the HUT facility was refinanced post period end,
the Directors believe the Group will be able to meat these
current liabilities as they fall due. In making this assessment
the Directors toak into account the covenant headraom on

the Group s unsecured facilitias, equivatent to a 45% fall in
property values, the absence of interest cover covenants on
these facilities and the limited capital expenditure remaining

on the Group's committed development programme. Before
factoring in any incame receivable, the facilities should also

be sufficient to cover forecast property operating costs,
administrative expenses and interest over the next 12 months.



1 Basis of preparation, significant accounting policies
and accounting judgements continued

As a consequence of this, the Directors feel that the Group is well
placed to manage its business risks successfully despite the
current econamic climate. Accordingly, they believe the going
concern basis is an appropriate one. See the full assessment of
preparatron on a going concern basis in the corporate
governance 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 contrelled by
British Land]. Control is assumed where British Land is exposed,
or has the rights, to variable returns from its involvernent with
investees and has the ability to affect those returns through its
power over those investees.

The results of subsidiaries, joint ventures or associates acquired or
disposed of during the year are included from the effective date of
acquisition or up to the effective date of disposal. Accounting
policies of subsidiaries, joint ventures or asscciates which differ
from Group accounting policies are adjusted on consclidation.

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 Uabilities acguired and resuiting deferred tax thereon
1s recognised as goodwill. Any discount received is credited to
the income staternent in the period of acguisition

Ail intra-Group transactions, balances, income and expenses
are eliminated on consolidation. Joint ventures and associates,
including funds, are accounted for under the equity methed,
whereby the consotidated 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 movements on
investment properties.

Distributions and other recevables 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.
Investment and owner-occupied properties are recorded at
valuation whereas trading properties are stated at the lower
of cost and net realisable value.

Any surplus or deficit arising on revaluing investrment
properties 1s recogmised in the capital and other column of
the income statement,

Any surplus arising on revaluing owner-occupied properties
above cost is recognised in other comprehenswe 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
atlributable interest and other assoctated outgoings including
attributable development personnel costs. Interest is calculated
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 actvity is taking
place. A property ceases to be treated as a development property
on practical completion.

Investrment property disposals are recagnised on completion.
Profits and losses arising are recognised through the capital and
other column of the income statement. The profit on disposalis
determined as the difference between the net sales proceeds and
the carrying amaount of the asset at the commencement of the
accounting period plus capital expenditure in the perod.

Trading properties are initially recognised at cost less
impairment, and trading property disposals are recognised in line
with the revenue pelicies autlined 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 properties, they are transferred at
book value. Transfers to or from investment property occur when,
and only when, there is evidence of change in use.

Where a right-of-use asset meets the definition of investment
property under IFRS 16, the right-ol-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 aperating 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 order tc maximise the weighted average
lease term, minimise vacancies across the pertfolio and maximise
exposure to tenants with strong financiat characteristics. The
Group also grants lease incentives to encourage high quality
tenants to remain in properties for longer lease terms.

Financial assets and liabilities

Debtars and creditors are initially recagnised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. Oninitial recegnition 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 armortised
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.
Interast is recognised by applying the effective interest rate.
Investrnants classified as fair value through profit or loss are
initially recorded at fair value and are subseguently externally
valued on the same basis at the balance sheet date. Any surplus
or deficit arising on revaluing investments held for trading is
recognised in the capital and other column of the inceme 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 ligbility associated with investrment property which is
held under a lease, is imitially calculated as the present value of
the minimurmn lease payments. The lease liability 1s subseguently
measured at amortised cost, unwinding as finance lease interest
accrues and lease payments are made.

Debtinstruments are stated at their fair value on issue. Finance
charges including premia payable on settiement or redemption
and direct issue costs are spread over the period to redemption,
using the effective interest methad. Excegtional finance charges
incurred due to early redemption lincluding premia) are
recogniced in the incame statement when they occur.

Convertible bonds are designated as fair value through prafil ur
toss and so are initially recognised at fair value with all subsequent
gains and losses, inctuding the write-off of issue costs, recognised
in the capital and other column of the income statement as a
component of net financing costs. The interest charge in respect
of the coupon rate on the bonds i1s recognised within the underlying
component of net financing costs on an accruals basis

As defined by IFRS ?, cash flow and fair value hedges are mitially
recognised at fair value at the date the derivative contracts are
entered into, and subsequently remeasured at fair value.
Changes in the fair value of dervatives that are designated and
qualify as effective cash flow hedges are recognised directly
through other comprehensive income as a mavement in the
hedging and translaticn reserve, Changes in the fair value of
derivatives that are designated and qualify as effective fair value
hedges are recorded in lhe Lapital and other column of the
incorme statement, along with any changes in the fair value of the
hedged item that is attributable to the hedged risk. Any ineffective
portion of all derivatives s recognised in the capitat and other
column of the income statement. Changes in the fair value of
derjvatives that are not 1n a designated hedging relationship
under IFRS 9 are recorded directly in the capital and other
column of the income statement. These derivatives are carried
at fair value on the balance sheet.

Cash equialents are lirmited 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 incorme and surrender premia are recognised in
accordance with IFRS 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 inctuded 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 statements. 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 1S recognised

as revenue on a straight-line basis aver the lease term. Lease
incentives, such as rent-free periods and cash contnbutions to
tenant fit-out, are recognised on the sarne straight-line basis
being an integral part of the net consideration for the use of the
investment property. Any rent adjustments based on open
market estimated rental values are recognised, based on
management estimates, from the rent review date in relation to
unsettled rent reviews. Contingent rents, being thase lease
payrments that are not fixed at the inception of the lease, including
for example turnover rents, are recegnised in the period in which
they are earned.

Surrender premia for the early termination of a lease are
recognised as revehue wlien the amounts become contractually
due, net of dilapidations and non-recoverable outgoings relating
to the lease concerned.

The Group applies the five step-model as required by IFRS 15
in recognising its service charge incorme, management and
performance fees and proceeds from the sale of trading properties.

Service charge income is recognised as revenue in the period to
which it relates,

Management fees are recognised as reveniue in the period to
which they relate and relate to property management.
Performance fees are recognised at the end of the performance
period when the performance obligations are met, the fee
amount can be estimatied reliably and it 1s highly probable that
the fee will be received. Performance fees are based on property
valuations corpared to external benchmarks at the end of the
reporting period. Proceeds from the sale of trading properties
are recognised when control has been transferred to the
purchaser. This gengrally occurs on completion. Proceeds from
the saie of trading properties are recognised as revenue in the
capital and other column of the income statement. Atl other
revenue described above is recognised in the underlying column
of the income statement,

Taxation

Current tax is based on taxable profit for the year and is
calculated using tax rates that have been enacted or
substantively enacted at the balance sheet date. Taxable profit
differs from net profit as reported in the income statement
because it excludes items of income or expense that are not
taxabte [or tax deductiblej.

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
armounts of assets and liabilties for financial reporting purpeses,
and the armounts used for taxation purposes oh an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments is incarporated in the consalidated
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 incorne
taxes levied by the same tax authority on different taxable entities
which intend to eithar settle current tax assets and labilites on a
net basis.

Employee costs

The fair value of equity-settled share-based payments to
ermployees 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 oplions that will evertually vest. For all
schemes except the Group's Long Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are egual to the
market value at grant date. For options and performance shares
granted under the Long Term Incentive Plan, the fair values

are determined by Monte Carle and Black-Scholes models.

A Black-Scholes model is used for the Save As You Farn schemes.

Defined benefit pension scheme assets ars 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
liabitities. The net surplus {where recoverable by the Group) or
deficitis recogmised in fullin the consolidated batance sheet.
Any asset resulting from the calculation is limited to the present
value of available refunds and reductions i 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 preserited in the consolidated
statement of comprehensive income.

Contributions to the Group’s defined contribution schemes are
expensed on the basis of the contracted annual contributicn.

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 valuers 1o determine the
relevant amounts. The primary source of evidence for property
valuations should be recent, comparable market transactions cn
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 subjactive, as they are based upon
valuer assumptions which may prove to be inaccurate.

The third party vatuers for properties recognised at 31 March 2020
include a material valuation uncertainty clause in their reports.
The clause highlights significant estimation uncertainty regarding
the valuation of investrment property due to the Covid-1% pandemic.
The valuations as at the current balance sheet date should
therefore be treated with additional caution. Sensitivity tables are
included within Note 10.

Cther less sigmficant 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 iterns are ongoing areas of accounting jJudgement,
however, significant judgrment has not been required for any of
these items in the current financial year.

REIT status: British Land is a Real Estate Investment Trust [REIT]
and does nol pay tax on its property income or gains on property
sates, provided that at least 90% of the Group's property income
s distributed as a dividend to shareholders, which becomes
taxable in their hands. In addition, the Group has to meet certan
conditions such as ensuring the property rental business represents
more than 75% of total profits and assets. Any potential or
proposed changes to the REIT legislation are monitored 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 "Consolidated financial staternents’, IFRS 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 financizl statement treatment is
appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, contractual
terms and other facls and circumstances relating to the retevant
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 disclased in Note 11 to the financial statements.

Joint ventures are accounted for under the equity method,
whereby the consolidated balance sheet incerporates the Group's
share of the net assets of its joint ventures and associates.

The consolidated income statement incorporates the Group's
share of joint verture and associate profits after tax.

Accounting for transactions: Property transactions are complex
in nature and can be material to the financia! statements.
Judgements made in relation to transactions include whether an
acquisition is a business combination or an asset; whether held
for sale criteria have been met for transactions not yet completed,
accounting for transaction costs and contingent consideration;
and application of the concept of linked accounting. Management
consider each transaction separately in order to determine the
most appropriate accounting treatment, and, when considered
necessary, seek independent advice.
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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
Association |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 recenciliation between these is shown within
the supplementary disclosures (Table B).

EPRA earnings per share is calculated using EPRA earnings, which is the IFRS loss after taxation attributable to shareholders of the
Company excluding investment and development property revaluations, gains/losses on investing and trading property disposals,
changes in the fair value of financial instruments and associated close-out costs and their related taxation. 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 975.09p. IFRS diluted earnings per share would include the ditutive impact as 1AS 33 ignores this hurdle 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
FPRA and {FRS measures exclude the dilutive impact of the 2015 convertible bond as the Company’s share price had not exceeded the
tevel required for the convertible conditions attached to the bond to trigger conversion into shares.

Underlying earnings per share is calculated using Underlying Profit adjusted for underlying taxation [see Note 7). Underlying Profitis
the pre-tax EPRA earnings measure, with additional Company adjustments No Company adjusirnents were made in either the current
or priof year.

2020 2079
Relevant Reevant
Relevant number Earnings Rewevant number Farnings
earnings of shares per share RArnNgs af shares per share
Earnings per share £m million pence £ rullinn pence
Underlying
Underlying basic 306 934 32.8 340 971 360
Undertying dituted e 9 323309 349
EPRA o T B
EPRA basic 306 934 32.8 340 971 350
EPRA diluted 306 937 327 0 974 %9
IFRS - " T T T T
Basic {1,027} 934 {110.0) P91 971 (30.0)
Diluted __ g7 9w 0o sy 7 100

Net asset value

The Group measures financial position with reference to EPRA net asset value [NAV) per share and EPRA triple net asset value
{NNNAV) per share. The net asset value and number of shares for each perfarmance measure are shown below. A reconciliation
between I[FRS net assets and EPRA net assets, and the relevant number of shares for each performance measure, is shown within the
supplementary disclosures (Table B). EPRA net assets is & proportionally consolidated measure that is based on IFRS net asseis
excluding the mark-to-market on derivatives and related debt adjustments, the mark-to-rnarket on the convertible bonds and deferred
taxation an property and derivative 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 dilutive impact of the 2015 convertible hond, as the Group’s share
price was below the exchange price of 975.09p. IFRS net assets also does not include the convertible impact following the treatment of
IFRS earnings per share. 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 reguired for the convertible cenditions attached to the bond to trigger conversion
inta shares.

2020 e
Relevant Net asset Relevart Net asset
Relevant number value per Helsvanl Auwmber af value oer
net assets of shares share ret assets shares share
Net asset value per share £m million pence £m mllon perce
EPRA
EPRA NAV 7,213 932 774 8,649 956 905
EPRA NNNAV 6,762 932 726 8,161 556 854
IFRS
Basic 7147 927 771 8,689 949 918
Ohluted 7,147 932 767 8,689 756 709
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2 Performance measures continued

Total accounting return

The Group also measures financial performance with reference to total accounting return. This is catculated as the moverment in EPRA
net asset value per share and dividend paid in the year as a percentage of the EPRA net gsset value per share at the start of the year.

2020 70" 9
Decrease in
NAV per Dividend per Total Cezregse Chedend por Tz
share share paid accounting N&Y pershare share pai anicarhng
pence pence return pere [ance UL
Total accounting return (131) 31.47 (11.0%]} (62] 30 R4 (3.3%]

EPRA published updated Best Practice Recommendations in October 2019 which introduced three new Net Asset valuations. These are
applicaole for accounting periods starting an 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 EFRA Net Asset Value. See Supplementary Disclosures, Table B for further details.

3 Revenue and costs

2020 2015
Capital Camtal
Underlying and other Total Underlyrg ard girer fatal
£m €m £m b tm g
Rent receivable 431 - 431 b4h4 - 4ibh
Spreading of tenant incentives and guaranteed renl increases (3] - (3) 1] - [&)
Surrender premia 5 - 5 1 - 1
Gross rental income 0 T 433 - 433 439 T
Trading property sales proceeds - 87 a7 - 350 350
Service charge income b4 - &4 76 - 76
Managerent and performance fees (from joint ventures and funds) 8 - 8 7 - 7
Other fees and commissions 21 - 21 B 32 - 32
Revenue o 526 87 613 554 350 904
Trading property cost of sales - (70) (70) - {258 [258]
Service charge expenses 161) - (61j [76] - (78)
Property operating expenses I50) - {50} (35] - (35]
Impairment of tenant incentives and guaranteed rent increases’ t20) - (20} - - -
Other fees and commissions expenses {17) - (17] (30) - (30)
Costs - (148) (70 (218] (141) (258) (399]
378 17 3%5 413 92 505

1. In the current year this balance includes £15m [2018/1% Enil) in relatian to write-offs and provision against tenant incentive balances held by the Group and £5m (2018/19- £ril]
in relation to wnte-offs of guaranteed rent increases,

The cash element of net rental income [gross rental income less property cperating expenses| recognised during the year ended

31 March 2020 from properties which were nat subject to a security interest was £316m (2018/19: £354m). Property operating expenses

relating to investrent properties that did not generate any rental income were £nil {2018/19: £1m). Contingent rents of £3m [2018/19:

£3rm] were recogrised in the year.

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 is included wathin rental income in the prior year. In the current year, the
service charge component has now been separated and reported as service charge income in the notes to the financial staterments.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

4 Valuation movements on property

2020 2049
£m £m
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) {43
h o [ {1,38%) {683)
Consolidated statement of comprehensive income
Revaluation of owner-occupied properties ) o o o T3
e e T e T T 1,388 (680}
5 Auditors’ remuneration - PricewaterhouseCoopers LLP
2026 2009
£€m Cim
Feoe payable tn the Company's auditars tor the audit of lhe Company' 5 annual accounts 0.3 0.3
Fees payable to the Company's auditors for the audit of the Company's subsidiaries, pursuant to leyislation 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
Dther services ] R - A L
fotal 0 B B 0.8 09
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6 Net financing costs

2020 231%
£m i
Underlying
Financing charges
Bank loans and overdrafts {251 (21
Dervatives 30 29
Other loans {76) (75)
Obligations under head leases (4) (3]
(75) (701
Development interest capitalised B 3
(67) (67
Financing income
Deposits, securities and liquid investments 1 -
1 -
Net financing charges - underlying B - T B (66) (67)
Capital and other
Financing charges
Valuation moverments on fair value hedge accounted dervatives? 62 41
Valuation mavements on fair value hedge accounted debt? 162) (38]
Capital financing costs’ 3 (32]
Fair value mavement on convertible bonds (4) (6]
Valuation movernent on non-hedge accounted derivatives ) 140) (11)
__lam [46]
Net financing charges - capital ) 41 (46)
Net financing costs
Total financing income 1 -
Total financing charges B ~ [108) (113)
Net financing costs o - (107} (113

interest payabls on unsecured bank loans and related interest rate derivatives was £9m [2018/19: £8m]. Interest on development
expenditure |s capitalised at the Group’'s weighted average interest rate of 1.9% {2018/15: 2.2%]. The weighted average interest rate

on a proportionately consolidated basis at 31 March 2020 was 2.5% (2018/19: 2.9%).

1. Pamarnily bond redemption costs

2 The difference betweer valuation movernents on designated fair value hedge accounted derwatives [hedging instruments] and the valuation movements on fair value hedge

accounted debt [hedged item] represents hedge ineffectveness for the period of £rul [2018/19 £3m).
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

7 Taxation

2020 2019

Em Em

Taxation [expense] income
Current taxation:
UK corporation taxation: 19% (2018/19: 19%) (1 (o)
Adjustments in respect of prior years 5 13
Total current taxation income I
Deferred taxation on revaluations and derivatives R - M.
Group totat taxation 2 (i
Attributable to joint ventures and funds o o o o - _ 2
Towltaxationincome g
Taxdlivis reconciliation
Loss on ardinary activities before laxation (1,1141 {319
Less: loss [profil attributable to joint ventures and funds’ 227 @
Group loss on ordinary activities before taxation {889} (324}
Taxation on toss on ordinary activities at UK corparation taxation rate of 19% (2018/19: 19%) I VT R
Effects of:
- REIT exempt income and gains |1165) {73l
~- Taxation losses 5] 1
— Deferred taxation on revaluations and derivatives f2) {4
- Adjustments in respect of prior years o 8 13
Group total taxation income [expensel 2 (1

1. A current taxabion income of £nil [2018/19 £2rm) and a deferred taxation credit of £l 12018719 Eml) arose an profits attnbutable 1o jont ventures and funds The low tax
charge reflects the Group’s REIT status

Taxation expense attributable ta Underlying Profit for the year ended 31 March 2020 was £nil [2018/19: £nil]. 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 released and provisions made.

A REIT is required to pay Property Income Distributions [P1Ds) of at least 90% of the taxable profils fram its UK property rental hiisiness
within twelve months of the end of each accounting period. Following the temporary suspénsion 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 Cond-19,
we are discussing an extension to this deadline with HMRC To date £2%m 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 corpoeration tax and a charge of up to £37m would becomne due. The Group

is 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

Staff costs lincluding Directors) - o
Wages and salaries 54 Y
Social security costs 7 8
Pension costs .} 7
Equity-settled share-based payments (3] (3]
- - ) T - 46 74

The average ronthly number of employees of the Company during the year was 300 [2018/19: 293). The average monthly 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 manthly number of employees of the Company within each categary of persons employed was as follows: Retail: 25;
Offices. 17; Canada Water: 16; Developrnents: 38; Starey: 17; Support Functions: 193

The Executive Directors and Non-Executive Directors are the key management personnel. Ther emoluments are summarised below
and further detailis disclosed in the Rernureration Report on pages 118 to 133.

2020 20°%
Directors’ emoluments £m [
Shart term employee benefits 2.8 5.6
Service cost in relation to defined benefit pension schemes - 0.1
Eguity-settled share-based payments o L ~ _ o 122, {20
0.6 3.7
Staff costs
The Group’s equity-settled share-based paymenls comprise the following:
Scheme Fair value measure
Long Term Incentive Plan [LTIP) Monle Carlo maodel simulation and Black-5chotes 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 schernes [SAYE] Black-Scholes option valuation model

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, taking account
of expected performance against the relevant performance targets and service periods, which are discussed in further detail in the
Remuneraticn Report,

During the year the Group granted performance shares under its Lang Term Incentive Plan scheme. In the prior year the Group granted
performance shares and options under its Leng Term Incentive Plan scheme. Performance conditions are measured over a three-year
period and are a weighted blend of Total Shareholder Return (TSR], Total Property Return [TPR] and Total Accounting Return [TAR]

[see Directers Remuneration Report for details] For non-market-based performance conditions, the Group uses a Black-5choles
option valuation methad 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 previaus 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 P85 Jane 2078

Awards with  Awards with Awards wath
holding no holding Awards with ncbod.ng Market valae
period period  holding perniod pericd options
Share price £5.35 £5.35 £6.79 £6.79 £6.79
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% 00% 4.42%
Risk free interest rate 0.47% 0.47% 079% 0.79% 0.98%
Fair value - TSR Tranche FTSE 350 £1.41 £1.54 £2.33 £2.67 £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 £593 £6.79 £0.84

Movements in shares and options are given in Note 20.
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Notes to the accounts continued

9 Pensions

The British Land Group of Companies Pension Scheme ['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 coniracted out
of SERPS (State Earnings-Related Pension Schemel and it is not planned to admit new employees to the scherne. The Group has three
other small defined benefit pension schemes. There are also two Defined Contribution Pension Schemes. Contributions to these
schemes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged for the year was £6m [2018/19: £7m), of which £5m (2018/19: £5m)] relates to defined contribution
plans and £1m [2018/19. £2m)] relates to the current service cost of the defined benefit schemes.

A full actuanial valuation of the scheme was carried out at 31 March 2018 by consulting actuaries, First Actuarial LLP. The employer's
contributions will be paid in the future at the rate recommended by the actuary of 68.3% per annum of basic salaries. The best estimate
of emplayer contributions expected to be paid during the year to 31 March 2027 is £1m. The major assumptions used for the actuarial
valuation were:

2020 nie P K] 2017 2014

% pa % pa % pa % pa Yo pa
Discount rate 2.3 2.4 2.4 2.4 3.2
Salary inflation 3.9 4.8 4.9 4.9 4.8
Pensions increase 2.5 3.3 332 33 3.2
Price inflation 2.5 34 34 3.4 3.3

The assumptions are that a member currently aged 60 will live on average for a further 28.0 years if they are male and for a further 29.6
years if they are fernale. For a member who retires in 2040 at age 60, the assumptions are that they will live 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 fernale.

Compasition of scheme assets

2020 2019

£m £rm

Equities &0 80
Diversified growth funds 50 88
Other assets L 5" 12
e T e

94 3% of the scheme assets are quoted in an active market, All unguoted 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 019 2018 2017 w16

£m Cm £rn £m £m
Prasent value of defined scheme abligations (1311 [147) [1471 {1671 [143)
Fair value of scheme assets 161 160 152 154 137
rrecoveroble surplus - (30 f13] (5] - -
Liahility recoﬁs&i\ﬁth—gﬁaﬁe—ghgr - T - I T T T T (&)

1. The net defined beneht asset must be measured 3t the lower of the surplus in the defined beneflit schemes and the asset ceiling. The asset celing 1s the present value of any
economic benefits avallable in the form of refunds from the schemes or reductions to future contributions to the schernes The asset celing of the Group's defined benefit
schemes s Cnil [2018/19: £nil], therefore the surplus in the defined benefit schermes of £30m (2018/19- £13ml is irrecoverable
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9 Pensions continued

The sensitivities of the defined benefit sbligation in relation to the major actuanal assumplions used to measure scheme liabilities are

as follows:
rerease/ldecreasel in cefired
scheme opligatiors
2020 09
Assumption &m fn
Discount rate (11 {15
Salary inflation 1 2
RPIinflation 12 12
Assumed life expectancy 4 5
History of experience gains and losses
2020 2017 2010
£m £ ir
Total actuarial gain (loss] recognised in the consolidated staternent
of comprehensive income” ? - (12) ()
Percentage of present value on scheme liabilities (0.3%]} 7.2% 0.7%
1. Movements slated after adjusting for irrecoveratility af any surplus.
2. Cumulative loss recognised in the staternent of cornprehensive ncome 15 E40m (2018/19. £40m)
Movements in the present value of defined benefit obligaticns were as follows:
2020 2019
£m Em
At 1 Aprit (147) {147)
Current service cost ¥d] [2)
Interest cost (4) (3]
Actuarial gain (loss)
Gain [loss from change in financial assumptions 17 (2]
Gain on scheme liabilities arising from experience - 1
Benefits paid o 5 b
At31March (131) (147)
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9 Pensions continued

Movements in the fair value of the scheme assets were as follows:

2020 019

£m im
At 1 April 140 152
interest income on scheme assets 4 4
Contributions by employer 1 2
Actuarial gain 1 8
Beneﬁtspa\dggkk_;g_ L ____ﬁ_‘¥*xkkk‘¥k@¥kR“ﬂ
At3tMarch T 161 160

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 reference to corporate bond yields; If assets underperform this yield,

this will create a deficit. The scheme holds a significant portion of growth assets lequities and diversified growth funds! which, although
expected to outperform corporate bands in the long term, create volatility and risk i the short term. The allocation ta growth assets is
momtored lo 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 liabitities for accounting purposes, although this will
be partially offset by an increase in the value of the scheme’s bond holdings.

Inflation risk

The majonty of the scheme's benefit obligations are linked to inflabion, and higher inflation will lead to higher Lakulities [although, in
most cases, caps on the level of inflationary increases are in place to protect against extreme inflation). The majority of the assets are
either unaffected by or only loosely correlated with inflation, meaning that an increase in inflation will also increase the deficit.

Life expectancy

The maojority of the scheme's obligations are to provide benefits for the fe of the member, so increases in tife expectancy will result
in an tncrease in the liabilities.
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10 Property

Property reconciliation for the year ended 31 March 2020

Inyestment
and
' Lo and Canada development wnier -
Retal Res dents. Walar  Deve'oprerts properties “radng Jzcupied
Level 3 lews. d Level 3 Leve. 3 Level 3 Propertizs Level 3 Tatal
£ fm Fm £m £m L 28 £m
Carrying vatue at 1 April 2019 4,317 3,776 318 520 8,931 87 73 9,091
Additions
- property purchases 19 34 - 41 4 - ~ 94
- 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 - R .
61 138 49 177 425 - ~ 425
Depreciation - - - - - - “r 4l
Disposals 58) - - - (58) (67) - (125)
Reclassifications 45 (14) - [26) 5 - (5 -
Revaluations included in inceme staterment (1,158 35 33 [15) {1,105} - ~ (1,105)
Revaluations included in OCI - - - - - - 1 1
Movernent in tenant incentives and contracted
rent uplift balances {19 & - 3 o - - (10]
Carrying value at 31 March 2020 3,188 3,941 400 659 8188 20 68 8,276
Lease liabilities [Notes 14 and 15) T i (163}
Less valuation surplus on right-of-use gssets? (20}
Valuation surplus on trading properties . 13
Group property portfolio valuation at 31 March 2020 8,106
Non-controlling interests o o B 185)
Group property portfolio valuation at 31 March 2020 attributable to shareholders 7,921

1. Offices capital expenditure includes £3ém of flexible workspace fit-out in the current year which has been reclassified frorn property, plant and equipment o property additions
2. Relates to properties held under leasing agreements. The fair value of right-of-use assets s determined by calculating the present value of net rental cashilows over the term
of the lease agreernents. IFRS 16 nght-of-use assets are not externally valued, their fair value 15 determined by management, and are therefore not included in the Group

property porttolio valuation of £8,106m above
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10 Property continued
Property reconciliation for the year ended 31 March 2019

inwes{rerent
and

Cthices and Canada development Owrer-
Retarl Residennal Water Developments proverties Traaing Deccupied
level 3 Lavel 3 Level 3 Levei 3 Level 3 Prope-ties level 3 Tatal
& £m £m £ fm £m £ £m
Carrying value at 1 April 2018 5,195 3,659 298 355 3,507 328 90 9925
Additions
~ property purchases ?7 88 - - 185 - - 185
- development expenditure 2 - 1% 151 172 " - 183
- capitalised interest and staff costs - - 3 2 5 - - 5
- capital expenditure on asset management
nitiatives 27 15 - ~ 42 - - 42
- head lease assets 3 o ~ 34 - - 36
R A T - RN 7 R P -1}
Uepreciation - - - - - - m (1l
Disposals 1409) - - (3) (6412] (252 - (664]
Reclassifications - 19 - - 19 - {191 -
Revaluations included in income statement’ (621] (12 (2] 15 (620] - - (620i
Revaluations included in QC! - - - - - 3 3
Movement in tenant incentives and cantracted
rent uptift balances I .. S S
Carrying value at 31 March 2019 4317 g7 38 bw0 o 8983 8 73 9091
Head lease liabilities [Note 15) R ' (2]
Valuation surplus on trading properties Y A 2
Group property portfolio valuation at 31 March 2019 o ¢.028
Non-controtiing interests S Y2
Group property portfolia vatuation at 31 March 2017 attributable to shareholders ' 8,761

1 Included wathin the offices and residential propenty revatluaticn movernent above 1s a Edrn increase to the valuation of 10 Brack Street following the leasing transaction with
Facebook and Debenhams

Property valuation
The diiferent valuation method levels are defined below:

Level1: Quoted prices [unadjustedi in active markets for identical assets or liabilities.

Level 2: Inputs other than quoted prices included within Level 1 that are obiservable for the asset or liability, either directly
li.e. as prices) or indirectly li.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 reascns, 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 ‘unobservable’ by IFRS 13 and these are analysed In & table on the following page. There were no transfers
between levels in the year.

During the current financial peried, the Group adopted the new accounting standard IFRS 16, Leases. The right-of-use asset recegnised
on adoption is included within the investment and development property line. The carmang amount of right-of-use assets included within
the Lne s £67m, An adjustment is made to reflect the fact that separate lease lUabilities are recogrised on balance sheet in relation to
right-of-use assets.

The general risk environment in which the Group operates has heightened during the period, 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 Novel 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 vaiuers on the basis of fzir 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 Pandemic™ 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 vatuers consider Lhat they can attach less weight to previous market evidence for comparisan
purposes, to mform opinions of vatue The current respense to Covid-1% means that external valuers are faced with an unprecedented
set of circumstances on which to hase a judgment. The valuations across all asset classes are therefore reported on the basis of
“material valuation uncertainty” as per VPS 3 and VPGA 10 of the RICS Red Book Globat. 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 "matenial valuation uncertainty” declaration does not mean that valuations cannot be relied upon.
Rather, the phrase s used in order to be clear and transparent with all parties, in a professional manner that - in the current
extraordinary circumstances - less 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 reflect the external valuers’ assessment of the impact of Covid-17 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 assumptions. The resulls 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 Cowid-19.

A provision of £17m [2018/19: £14m) has been made against tenant incentives and contracted rent uplift balances. The charge to the
income statement in relation to write-offs 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 Committee at the intenim and year end review of results. Further details of the Audit Committee’s responsibilities in
relation to valuations can be found in the Report of the Audit Committee on pages 108 to 113

Investrment properties, excluding properties held for development, are valued by adopting the ‘investment method’ of valuation.

This approach involves applying capitalisation vields to current and future rental streams net of income voids arising from vacancies or
rent-free periods and associated running costs. These capitalisation vields and future rental values are based on comparable property
and leasing transactions in the market using the valuers’ professional judgement and market cbservation. Other factors taken into
account in the valuations include the tenure of the property, tenancy details and ground and structural conditions.

In the case of ongoing developments, the approach applied is the residual method of valuation, which is the investment method of
valuation as described above, with a deduction for all costs necessary to complete the development, including a notional finance cost,
together with a further allowance for remaining risk. Properties held for development are generally valued by adopting the higher of the
residual method of 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 is share of joint ventures and funds is shown below:

2020 2019
Joint Jort
ventures ventures
Group and funds Total Group and funds Tota.
£m £m £m tro £rm fm
Knight Frank LLP 1,420 54 1,474 1,434 2,256 3.6%0
CBRE 2,097 183 2,280 2,675 231 2,904
Jones Lang LaSalle 1,348 765 2,113 1,889 1,099 2,988
Cushman & Wakefield o 3,241 2,270 5511 3030 19 3,049
Total property portfolio valuation 8,106 3,272 11,378 2,028 3,605 12,633
Non-controlling interests (185) (36 (221) i267) (50] 317
Total property portfolio valuation attributable to shareholders 7,921 3,236 11,157 8,761 3,555 12,314
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Information about fair value measurements using unobservable inputs [Level 3) for the year ended 31 March 2020

Fair value at ERY per sq ft Equivalent yiald Costs to complete per sg ft
31 March 2020 Valuation Min Max Average Min Max  Average Min Max  Average
Investment €m technique £ 3 3 % % % £
Retail 3,128 fnvestment 2 87 21 4 11 7 - 85 15
methodology
Offices! 3,851 Investrnent 9 177 60 [ 5 4 - 4214 &2
methodology
Canada Water 364 Investrment 15 31 20 2 -] 4 - - -
methodology
Residential 70 Investment 38 38 38 4 4 4 - - -
methodology
Developments 660 Residual 48 62 55 4 5 4 - 367 220
R . methedology
Total 8,073
Trading properties 33
atfawvalue S
Group property 8,106
portfoliovaluation ~ __ _ ___ ___ _ ____________
i Includes owner-occupied.
Information about fair value measurements using unobservable inputs [Level 3] for the year ended 31 March 2019
Fair value at ERV por og Equivalent yield Coste to comaplete par sg &
31 March 2009 Valuation M Max Averann Mo Max  Average Min Max  Average
Investment im {echnigue 3 f 3 e & % + §
Retall 4,278 Investment 2 87 24 4 10 & - 37 b
methodology
Offices’ 3,769 investrment 8 145 o8 4 5 4 - 465 53
rmethodology
Canada Water 302 Investment 15 31 22 2 b 4 - 1 -
methodology
Residential 43 Investrnent 38 38 38 4 4 4 - -
methodology
Developments 520 Residual 47 63 55 A 5 4 - 334 228
o _ __ methodology
Tatal §912
Trading properties 116
stfarvabvee
Group property 7028

portfolio valuation

1 Includes owner-occupied.

information about the impact of changes in unobservable inputs (Levet 3} on the fair value of the Group's praperty portfolio
including share of joint ventures and funds for the year ended 31 March 2020

Fair value at Ympact on valuations Impact on valuations Impact on valuations

31 March 2020 «10%ERV _ -10% ERV “50bps NEY  +50hps NEY 10% costs | +1D% costs

£m £m £m £m £m £m £m
Retail 3,848 297 (287} 322 (2761 4 (41
Offices’ 5,800 553 {530} 878 {6781 24 {27}
Canada Water 364 7 7 8 (6) 134 {133)
Residential 99 2 [2) 4 (3) - -
Developments 1,046 129 1128) 198 [155) 19 119)
Group property portfolio valuation including share S
of joint ventures and funds MAST _9sa_ (541410 _ 118 1es (13

1. Includes trading properties at far value
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10 Property continued

Information about the impact of changes in unobservable 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

Tar uates st rrpact or valuaticns mpsit cve dators moact fnvaatiors

31 Marzq 2310 +5% BV =54 ERY Zhbps NEY ~Zopps Y G'f casls +55 coete

£ fm {rm £ m RE £

Retail 5,530 230 (220} 272 [251) - -

Offices’ 5,444 228 (207] 341 (313} - -

Canada Water 303 4 (4] 5 (4} 31 (3]

Residential 99 1 (1) 2 (2) - -

Developments 940 48 (52] b4 [60] 26 (30)
Group property portfolio valuation including share I

of joint ventures and funds 12,316 =l [484) 704 (630] 57 (60

T Inctudes trading properhies at fair value

All other factors being equal:

- ahigher eguivalent 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 portiolio valuation of £8,104m [2018/19: £9,028m) comprises freeholds of £4,139m {2018/19:
£4,929ml: virtual freeholds of £1,050m (2018/19: £940m); long leaseholds of £2,822m (2018/19 £3,097m]; and short leaseholds of £95m
(2018/19. €42m). The historical cost of properties was £5,981m (2078/19: £5,853m)].

The property valuation does not include any investment properties held under leases (2018/19: £nil).
Cumulative interest capitalised against investment, develepment and trading properties amounts to £103m [2018/19: £99m].

Properties valued at £961m {2018/1%9- £1,019m]) were subject to a security interest and other properties of non-recourse companies
amounted to £772m [2018/1%: £1,115m, totalling £1,733m [2018/19: £2,134m).

Included within the property 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 arrangerments, which requires the recognition of rental income on a straight-line
hasis over the lease term, with the difference between this and the cash receipt changing the carrying value of the property against
which revatuations are measured.

11 Joint ventures and funds

Summary movement for the year of the investments in joint ventures and funds

Jont ventures Funos Total Cguity l.zans Total
£m £m £m im frm £m
At 1 April 2019 2,330 230 2,560 2,112 448 2,560
Additions 256 3 259 7 252 259
Disposals (23) - (23) (22] (1] (23)
Share of profit on ordinary activities after taxation {179] (48] (227} 1227) - (227
Distributions and dividends:
- Capital (131 (2] (133) (123] - 1133)
- Revenue (64 (13) (77 {77) - (77)
Hedging and exchange movements - (1) - {1 (] - Kl
At 31 March 2020 - 2,188 170 2,358 1,659 699 2,358
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11 Joint ventures and funds continued

The summarised income staternents and balance sheets below and on the following page show 100% of the results, assets and
tiabilihes of joint ventures and funds. Where necessary, these have been reslated to the Group's aceounting policies.

Joint ventures” and funds” summary financial statements for the year ended 31 March 2020

Browdgate MSC Property
REIT [ntermediate WOSET Partners 1 imited
Ltd Holdings Lta Partpership
Partners Euro Bluebell LLP Norges Bank Norges Bank
(GIC) Investment Investment
. Management _ Management
_ngg’tyisgtohrh - City Offices  Shopping Centres Offices
Brosdgae _ Mesdowhal _
Brodpshare T T am T wm L #h
Summarised income statements £m £ im
Revenue* 203 3 4
Costs [78) 127) (1)
125 76 3
Administrative expanses i - -
Net interest payable ey @By -
Underlying Profit 61 46 3
Net valuation maovement 204 (542) (3]
Capital financing costs® 012 - -
Profit {loss) on disposal of investment properties and investments e
Profit {loss) on ordinary activities before taxation 253 [496] -
Taxation o s
Prafit ossl on ordinary aciities after taxation ~ %  @s -
Other comprehénsive income B - - \[ﬂ e
Total comprehensive income fexpense) — 283 8 -
British Land share of total comprehensive income [expense) %27 faw -
British Land share of distributionspayable v A =
Summarised balance sheets
Investment and trading properties 4,539 1,202 218
Current assets 28 B 3
Cash and deposits - .| . S
Gross assets &7 ot 25
Current liabilities {118l (30} 14]
Bank and securitised debt (1,368] {583] ~
Loans from joint venture partners (850 {409] (217
Other non-current liabilities _ e
Gross Liabilities 0 (2B 0oy (228
Netassets T B - 2440 187 -
Britsh Land share of nel assets less shareholder loans 1220 93 -

1 USS jaint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership
2 Hercules Unit Trust joint ventures and sub-funds includes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnaird Limited Partnership and Valentine
Co-Ownership Trust and 41.25% of Birstatl Co-Ownership Trust. The balance sheet shows 50% of the assels of these jpint ventures and sub-funds
3 Included in the columin Neaded ‘Other joint venturas and funds’ are contributions from the follovang: BL Goodman Limited Partnership, Bluebutton Property Management UK
Limited, City of London Office Unit Trust and BL Sainshury's Superstores Lirited and Pillar Retail Eurcpark Fund [PREF] The Group's ownership share of PREF 1s 65%.
hawever as the Group 1s nat able to exercise control over sigmficant decisions of the fund, the Group equity accounts far its interest i PREF.
. Revenuencludes gross rental income 3t 100% share of €284m [2018/19- £310m)
Capital financing costs of £32m in other joint ventures ang funds relates to bond redemption costs in a joint venture with Sainsbury’s

oo~
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L55 Hecules Jt Trust Other Total
The SouthGatc mtes Joirt JoIrt veniures joInt wentLres Tatal Group share
Partngrsmup wentures ana sub-funds. 3y fungs 2020 2020
Aviva Universities
Investors Superannuation
Scherme Group PLC
Shopping Shopping "~ Retail
Centres Centres Parks o B
. 50% 50% Various _ ] ]
£ fm £m T £m £m
18 14 32 9 383 191
i5) [5] 13l - 1124) {62)
13 7 24 9 259 129
(1] - - (1] {3] 1)
4l - - B (2] (96) (49)
11 = 24 6 160 79
(45] [49i [129] (5] (5691 1284)
- - - 321 (44} (22)
- - 1 21 3 (1 -
{34] [40) (104) (33] [454) (227}
(34) (40} [104) ] 133] 1454) (227)
- - - __ B - 12) )
e N [40) (04l (33) (456) (228)
_________ 17 o (20] 152] "7 (228)
6 4 13 136 180 L
208 188 332 - 6,687 3,288
2 3 ? - L 24
5 6 o 11 10 265 o 131
B a5 195 345 10 6,996 3,443
(] (3] i (9) (3] i (171) (85)
- - - - (1,951) (975)
- {31] - (3} (1,510) (701}
(28] - - - 53] (25§
(32) (34] R (8 (3,685) (1,786}
183 161 336 4 3,311 1,657
91 80 T 2 1,657

The borrowings of joint venlures and funds and their subsidiaries are non-recourse to the Group. All joint ventures are incorporated in the Umited Kingdom, with the exception
of Broadgate REIT Lirnited and the Eden Walk Shopping Centre Unit Trust which are incorporated in Jersey. Of the funds, the Hercules Unit Trust [HUT] joint ventures and
sub-funds are incorporatad in Jersey

Theze fmanciat staterments include the resulls and financial position of the Group's interest in the Fareharn Property Partnership, the BL Goodman Limited Partnership and the
Gibraltar Limited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership [Accounts] Regulations 2008 not to attach
the partnership accounts to these financal staterments,
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

The summarised income staterments and balance sheets below and on the following page show 100% of the results, assets and
Labilities of joint ventures and funds. Wherc necessary, these have been restated to the Group’s accounting policies.

Joint ventures’ and funds’ summary financiak statements for the year ended 31 March 2019

Broadgate MSC Proparty BL Sainstury
REM friternediate Superstores
ltd Howdings od Lid
Partners Euro Bluebell LLP Norges Bank J sainshbury plc
(GIC] Investrent
Management o
P?op;ﬂy sector ‘CETy @icesﬁﬁoppmgantrg Superstores
Broadgate Meadowhall o
T SO S S
Summarised income statements £m Lo frn
Revenue” 194 102 32
Costs (60l [24) -
134 78 32
Administrative expenses {1 - -
Net interest payable I U R <4 b B
Underlying Profit 42 T4
Net valuation movement 117 [152) 1
Capital financing costs 137 - [3)
Profit [lossl on dispasal of investment properties and investments I I -
Profit [loss] on ordinary activities before taxation 152 [108) 15
Taxaton - . S
Profit [loss) on ordmary activities after ta taxatlon S - 156 T : T 108) s
Other comprehenswe mcor@i - S : o _::_ _SE:_ :j:j—:ii ::_ -
]'ot_al.grﬂrehensle income fexpense) 192 (108 15
EILtISLLﬂd_ihEe of total comprehensive income le lexpensel - g:k R - S - <) I ki 8
Briish Land share ofdstributions payable g
Summarised balance sheets £ £m it
Investment and trading properties 4,024 1,744 488
Current assets i1) 4 A
Cash and deposits 219 31 40 )
Gross assets T T TR T T Tyt T Tsaz
Current liabilities D ) -
Bank and securitised debt (1,442) (612 (196)
Loans from joint venture partners [479) (385) -
Dther non-current liabilities - lzor -
Gross liabilities  (zp04 01,0841 {z18] -
Y IS - S 17 S
British Land share of net assets less sharehalder loans - 1,119 "33 187

1 USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership

2. Hercules Unn Trust joint ventures and sub-funds mncludes 50% of the results of Deepdale Co-Ownership Trust, Fort Kinnarrd Lirmited Partnership and Vatentine
Co-Ownership Trust and 41.25% of Birstall Co- Ownership Trust. The balance sheet shows 50% of the assets of these joint verures and sub-funds

3. Included in the column headed Other joint ventures and funds’ are contributions from the following BL Goodman Limuted Partnershup, The Aldgate Place Limited
Partnership, Bluebutton Property Management UK Limuted, City of London Dffice Unit Trust and Pillar Retall Europark Fund [PREF) The Group's ewnership share of PREF s
65%, however as the Group s not able ta exercise control over signihcant decisians of the fund, the Group egquity accaunts for its interestin PREF,

4. Revenuencludes gross rental income at 100% share of £310m 12017/18. £385m)
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J55 Foregles e Trast Liher Tetal
s SouthBete |rated Ik oI wentares Jort vertares Total Group share
Sarinership venturas and suo-fLods and fand<’ 201% 2Ny
Aviva Universities
Investors Superannuation
o o Scheme Group PLC ) 3 _ B _ B
Shopping _Shogping Retail
_Centres Centres Parks B o B _ ~
50%  80% ~ Various - ]
o £m frr £ £m £m
18 14 33 - 393 196
[4) (5] (8) (n (102 (51)
14 9 25 (1] 291 145
- - ¥l - (21 (1
_ (1l - A - _ (114) (58]
13 9 I - ) 173 86
(25} (15} (52] (1] {1271 (63}
- - (2] - (42) 21
) - - (7) 5 4 3
o (2] ) D] 3 8 5
- - - - 4 2
[12) e L] B 3 R 7
- - - - B 36 - 18
_ ~n ) e Ba) E 4B 25
o (6] ] (19] 2 25 B -
5 o i 13 - ] 321 -
im £ £m tm £m £m
252 238 454 - 7,202 3,601
1 1 b 40 55 27
- ) b 13 b 323 162
- 262 us - 475 45 7,580 3,790
@ (4] (11 (1] 1170) (85)
- - - - (2,250) (1,125)
- [30] - [6] (g00]) (450]
- (28] - - 8 __ la0) l201
(31 (3 nn (8 {3,360) B 11,6801
23 21 464 37 © 4,220 2,110
116 105 232 18 T 2,110

The horrowings of joint ventures and funds and their subsidiaries are non-recourse to the Group Alljoint ventures are mcorporated in the United Kingdom, with the exception
of Broadgate REIT | imited and the Eden Walk Shapping Centre Unit Trust which are incorperated in Jersey Of the funds, the Hercules Urit Trust [HUT) joint ventures and
sub-funds are Incarporated In Jersey and PREF in Luxembourg

These financial staternents include the results and financial position of the Group's interest in the Fareham Property Partnership, the Aldgate Place Limited Fartnership, the BL
Goodman Limited Partnership and the Gibraltar Lirnited Partnership. Accordingly, advantage has been taken of the exemptions provided by Regulation 7 of the Partnership

[Accountsi Regulations 2008 not to attach the partnership accounts to these fimancial statements
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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 sharel

2020 2%
£m £m
Rental income received from tenants 131 160
Operating expenses paid ta supptiers and employees o 271 123
Cash generated from operations ‘_j 04 137
Interest paid (561 [70]
Interest recewed 1 1
UK corporation texped 2 (2
Cash inflow from operafing activities S e
Cash inflow from operating activities deploymﬁg:— T
[Deficit] surplus 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-centrolling intefests
Attributable to non-cantroding interests T 2 3
Attributable to shareholders of the Company 47 26
12 Other investments
2020 2015
Fair value Fair value
through Ameortised Intangible through Amartised intangible
profit or loss cost assets Total profit or (ass 2GSt asuots Tata.
£m £m £m £m £m £m £m _i
At 1 April 114 5 10 129 12 28 10 150
Additions 4 2 4 10 - 8 4 12
Transfers / disposals - 4) - [4) - {(27) - 27]
Revaluation 17 - - 17 yi [4) - (2)
Depreciation / armortisation - R ) R ) N - 4
At31 March " m 3 11 125 & 5 10 129

Included within fair value through profit or loss 1 £Y3m [2U18413: £1000) v ising intorosts ac o trust beneficiary The trust's assets
comprise freehold reversions in a pool of commercial properties, comprising Sainshury’s superstores. The interest, categorised as
Level 3in the fair value hierarchy, is subject to the same inputs as those disclosed in Nete 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 investments of £2rm {2019/18: £nill which are categarised as Level 3 in the fair value hierarchy and government
bonds of £16rm [2018/19: £14m) which are classified as Level 1. The fair value of private equity/venture capital investments is deterrined
by the Directars.
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13 Debtors

2020 2015
£m £

Trade and other debtors 29 34
Prepayments and accrued incorne 10 )
Rental deposits 17 14
o ) o T ) 56 57

Trade and other debters are shown after deducting a provision for had and doubtful debls of £14m [2018/1%: £6m). The provision for
doubtful debts is calculated as an expected credit loss on trade and other debtors in accordance with IFRS 9 [see Note 1). The charge to the
income staternent in relation to write-offs and provisions made aganst doubtful debts was £8m (2018/19: €1m.

The expected credit loss is recognised on imitial recognition of a debtor and 1s reassessed at each reporting period. In order to calculate
the expected credit loss, the Group applies a forward-locking outlook to historic default rates. |n the current reporting pericd, the
forward-locking outlock 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 also made in excess of the expected 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 recoverability in light of the Covid-19 pandemic.

The Directors consider that the carrying amount of trade and other debtors is approximate to their fair value. There 1s no concentration
of credit risk with respect to trade debtors as the Group has a large number of custormers who are paying their rentin advance. Further
details about the Group’s credit risk management practices are disclosed in Note 17.

14 Creditors y
2620 2019
£m £m
Trade creditors 55 94
Other taxation and social secyrity 27 28
Accruals 89 82
Deferred income 58 71
Lease liabilities 7 -
Rental deposits due to tenants o o o 17 14
o } 253 289

Trade creditors are interest-free and have setilement dates within one year. The Direclers consider that the carrying amount of trade
and other creditars is approximate to their fair value.

15 Other non-current liahilities

2020 7019

£m Em

Lease liabilities 156 97
156 92

During the current financial period, the Group adopted the new accounting standard IFRS 16, Leases. The lease liabilities recognised as
a result 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

16 Deferred tax
The movement on deferred lax s as shown below:

Deferred tax assets year ended 31 March 2020

1 Aprit Debited to Credited 31 March
2019 income!’ ta equity? 2020
£€m £m £m £€m
Interest rate and currency derivative revaluations 1 " - -
Other timing differences b 1) -
e e e
Deferred tax liabilities year ended 31 March 2620
£€m £m £m £m
Property and investrment revaluations I - B )
- o ___ - -
Netdeferredtaxliabilites g gy T )

I A€tm credit in respect of the deferred tax asset. credited to ncame, results from the change in the tax rate used to calculate the deferred tax to 19% (2016/17: 17%].
2. A£1m debit in respect of the deferred tax hability, debited to equity, results from the change in the tax rate used to calculate deferred tax to 19% [2018/15. 172%)

Deferred tax assets year ended 31 March 2019

1 Apnil Cebiied o Creditec 3% March

20g meorre to eguity 2pre
£r £m tm £
Interest rate and currency dervative revaluations 4 (3] - 1
Other timing differences 7 M - 5
e T T &
Deferred tax liabilities year ended 31 March 2019
L £m tro tm
Property and investment revaluations - I V) e I, -]
e e O O
Netdeferredtaxassets 7 T T T T g g

The following corporation tax rates have been substantively enacted: 19% effective from 1 April 2017. The deferred tax assets and
liabiliies have been calculated at the tax rate effective in the period that the tax is 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 avallable for offset against future capital profit. Further unrecognised deferred tax assets in respect of capital losses of
£135m [2018/19: €123 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 anse. 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,
At 31 March 2020, the value of such properties is £254rm [2018/19- £148m] and if these properties were to be sold and no tax exermption
was available, the tax arising would be £21m (2018/19: £11m)
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17 Netdebt

2020 20s
-rataate £m R
Secured on the assets of the Group
5.264% First Mortgage Debenture Bonds 2035 375 368
5.0055% First Mortgage Amortising Debentures 2035 71 74
5.357% First Mortgage Debenture Bonds 2028 249 252
Bank loans 1 515 512
Loan notes - 2
o 1,230 1,228
Unsecured
5.50% Senior Notes 2027 - 99
4.635% Senior US Dollar Notes 2021 2 180 168
4.766% Senior US Dollar Notes 2023 2 117 106
5.003% Senior US Dellar Notes 2026 2 80 69
3.81% Senior Notes 2024 113 17
3.97% Senior Notes 2026 115 13
0% Convertible Bong 2020 347 343
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2025 2 89 ‘8
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 37 ¥
Floating Rate Senjgr Notes 2028 80 80
Floating Rate Senjor Notes 2034 102 -
Bank (oans and cverdrafts 677 264
2,272 1,803
Gross debt ) ' R ] - 3,502 3031
Interest rate and currency derivative lizbilities S ) T 130
fnterest rate and currency dervative assets 1231] [154)
Cash and short term depesits 4.5 (193 [242)
Total net debt 3,247 2,765
Net debt attributable to non-contreliing interests _ } o 107 (104]
Net debt attributable to shareholders of the Company o 3,140 2,661
Amounts payable under leases [Notes 14 and 15) 163 9z
Total net debt lincluding lease liabilities) 3,410 2857
Net debt attributable to non-controling interests lincluding
lease Liabiiities) (112) (109]
Net debt attributable to shareholders of the Company
lincluding lease {iabilities) 3,298 2,748
1 These are non-recourse borrowings with ne recourse for repayment to other companies or assets in the Group.
2020 2015
£m £m
Hercules Unit Trust 515 512
T I ) T o - 515 - 5T2_

. Principal and interest on these borrowings were tully hedged inte Sterling at a tHoating rate at the ime of issue

[SS R N)

o~

5. Cash and deposits not subject to a security interest amount to £173m {2018/19: £228m)

British Land Annual Report and Accounts 2020

. The principal amount of gross debt at 31 March 2020 was £3,294m [2018/1% £2.881m) Inctuded in this 15 the principal amount of secured borrowings and ather berrowings of
non-recourse companies of £1,156m of which the barrowings of the partly-owned subsidhary, Hercules Unit Trust, not beneficially owned by the Group are £113m.
. Included within cash and short term deposits 15 the cash and shart term deposits of Hercules Umit Trust, of which £6m 15 the propoertion not beneficially owned by the Group.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Net debt continued
Maturity analysis of net debt

2020 2019
£m £mn
Repayable: within one year and on demand 37 9%
Between: one and two years 188 710
two and five years 829 1A
frve and ten years 1,141 208
ten and fifteen years 107 305
fifteen and twenty years _ 4D 465
Camés 2
Gross debt 3502 3081
Interest rate and currency derivatives (62] (24]
Cash and short 1erm deposits ‘ S T i)
Netdebt 334y 2,765

0% Convertible bond 2015 [maturity 2020}

0On 9 June 2015, British Land [White) 2015 Limited [the 2015 Issuer], a whally-owned subsidiary of the Group, i1ssued £350 million zero

coupon guaranieed 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 1o their terms, the 2015 bonds are convertible into preference shares of the 2015 Issuer which are autematically transferred to
the Cornpany 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 @ June 2020 {the
maturity date), a bondholder may convert at any time.

The initiat exchange price was 1103.37p per ordinary share. The exchange price is adjusted based on certain events {such as the

Company paying dividends in any guarter above 3.4 18p per ordinary sharel. As at 31 March 2020 the exchange price was 775.09p 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 & speilied period, or at any ime nnce 85% by nominal value of the 2015 bonds have been converted,
redeemad, or purchased and cancelted. The 2015 bonds will he redeemed at par on % June 202U [the matutily datel if they have nat
atready been converted, redeemed or purchased and cancelled.

The Group has the ability to repay these bonds via existing commitied undrawn credit facilities

Fair value and hook value of net debt

2020 2019

Fajr value Book vatye Difference Farr value Book value Difference

£m £m £m £m tm £m

Debentures and unsecured honds 2,022 1,964 58 2,036 1,910 126
Convertible bonds 347 347 - 343 343 -
Bank debt and other floating rate debt _ 197 1199 & UBA 7.6
Grossdebt T 3566 3502 64 3163 3031 132
Interest rate and currency derivative babilites 169 T8 - T e -
Interest rate and currency derivative assets 1231 (231} ~ [154]) (194) -
Cash and short term deposits o hwa el - 242 1242 -
Netdebt T TTRaNM 3w & a® sk 1%
Nel debt altrbutabie 1o non-controlling mierssis  ___(wom _ _ (w9~ __ _nos G0 0

Net debt attributable to sharehalders of the Company 3,204 3,740 & 279 7661 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 Hloating rate debt has heen vatued assuming it could be renegotiated at contracted margins.

The derivatives have been valued by catculating the present value of expected future cash flows, using appropriate market discount rates,
by an independent treasury adviser.

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value is
equivalent to the book value. The fair value hierarchy level of debt held at amortised cost is level 2 [as defined in Note 101,
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17 Net debt continued

Group Loan to value [LTVI

2020 207
£€m £m
Group loan to value [LTV) L 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 attributable to non-controlling interests _ B [ 9
Total net debt for LTV calculation -~ i 2,994 2,536
Group property portfolic vatuation (Note 10] o 8,106 9,028
Investrments in joint ventures and funds [Note 11 2,358 2,560
Other investments and property, plant and equipment [balance sheet] 131 15
Less property and investrnents attributable to non-cantrolling interests {221) [317)
Total assets for LTV calculation o ] B - 10,374 11,422
Proportionally consolidated loan to value [LTV]
2020 2019
£m £
Proportionally consolidated loan to vatue (LTV) L _ 34.0%  28.1%
Principal amount of grass debt 4,271 4,007
Less debt attributable to non-controlling interests (113} (112)
Less cash and short term deposits (322) {402)
Plus cash attributable to non-controlling interests ) & 9
Total net debt for proportional LTV calculation - i - 13,842 3,502
Group property portfolio valuation [Note 10} - ) 8,106 3,028
Share of property of joint ventures and funds [Note 10) 3,272 3,604
Other investments and property, plant and equipment [balance sheet] 131 151
Less property attributable to non-centrolling interests i {221) [317)
Total assets for proportional LTV calculation o - _ 11,288 12,467
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Netdebt continued

British Land Unsecured Financial Covenants

The two financial covenants applicable to the Group unsecured debt including convertible bonds are shown below:

2020 2019
£m £m
Net Borrowings not to exceed 175% of Adjusted Capital and Reserves =~~~ A% 2%
Principal amount of gross debt 3,294 2,881
Less the relevant proportion of borrowings of the partly-owned subsidiary/non-controtling interests {113} {112
L ess cash and deposits {baiance sheet] {1938 {242]
Ptus the relevant proportion of cash and deposits of the partty-owned 5ub5{d|ary/n0ﬂ -contratling interests & 9
Net B Borrowngs_ . e a9s 2536
Share capital and teserves Letance sheetd 7,147 8,689
EPRA deferred tax adjustment [ELPRA Table Al 6 5
Trading properly 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 attributable ta non-controlling interests [balance sheet]) Iy =
Adjusted Capital and Reserves IR 739 Bail

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 cumulatve net amortised exceptional items relating to the refinancings in the years ended
31 March 2005, 2006 and 2007.

2020 e
£m _tm
Net Unsecured Borrowings not to exceed 70% of UnencumberedAssets ~~ 30% 7%
Principal amount of gross debt 3,294 2.881
Less cash and deposits not subject to a security interest [being £173m less the relevant proportion of cash and deposits
of the partly-owned subsidiay/non-controlling interests of £4m) {1691 (221
Less principal amount of secured and mon-recourse borrowings ——_ f1se (1158
Net Unsecured E Borrowings _7 e \\1&@ 1,502
Group propay pomcmogmah‘on—mae w0 T 8,106 9028
Investments in joint ventures and funds [Naie 17) 2,358 2.560
Other investments and property, plant and equipment [balance shest) 13 151
Less investments in joinf ventures (2,358) i2,560)
Less encumbered assets [Note 10) 1,733)  12,134]
Unencumbered Assets T T T T T T T T T T TRl 706
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17 Net debt continued

Reconciliation of mavement in Group net debt for the year ended 31 March 2020

Arrangement
Foreign costs
2019 Cash flows Transfers? exchange Fair value amortisation 2020
£m £m £m tm €m £m &m
Short term borrowings 99 (1211 637 - 22 - 637
Long term borrowings 2,932 507 (637) 21 37 5 2,865
Derivatives’ (24) 4 - (21) (21] - (2)
Total atilities from financing activities: 3,007 390 - - 38 5 3,440
Cash and cash equivalents 242) 49 - - = - (193]
Netdebt - 2,765 439 o - - 38 5 3_,257_
Reconciliation of movement in Group net debt for the year ended 31 March 2019
Arrargament
Foreign nosts
2018 Cask flows Trensiers axr hangs arr value Frartizaticn 21e
£ im £ £m tm fm £m
Short term borrowings 27 (25] 99 (2] - - 99
Lang term borrowings 3,107 (108) (991 (22} 53 A 2,932
Derivatives 3 2 - 24 _[62] = [24)
Tatal Labilities from financing activities® 3,181 (132] - - (16} 4 3.007
Cash and cash equivalents o {105) (137) - - - (242)
Iietdebt o ) 3,046 _ [_269] - - _ [16] A 2,760
1 Cash flows on derwatives include £17m of net receipts on denvative interest,
2 Cash flows on derivatwes include C17m of net receipls on denvalive interest,
3. Transfers camprises debt matuning from long term to short term borrowings
4. Cash flows of £390m shown ahove represents net cash flows on capital payments in respect of interest rate denvative of £14m, decrease in bank and other borrowings of

£189m and drawdowns on bank and other barrawings of £376m shown in the consolidated statement of cash flows, along with £17m of net receipls on derwative iInterest.

b Cash flows of £132m shown above represents net cash flows on interest rate dervative closeouts of £19m, decrease in bank and other borrowings of (5376m and

drawdowns on bank and other borrowings of E446m shown in the consolidated staternent of cash flows, along with £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 vatue hierarchy

levels are defined in Note 10.

2020 2019
Level 1 Level 2 Level 3 Total Level 1 Level 2 Level 3 Tolal
£m £m £m £m Lm £m tr £m

Interest rate and currency derivative assets - (231 - [(231) [154] - £154]
Other investrnents - fair value through profit
ar loss (Note 12) - N1a) - (95) (111] 4 - (100) f114]
Assets (18] [231) (95) (342) [14) [154) (100} (268
{nterest rate and cu rrency derivative liabilities - 169 - 169 - 130 - 130
Convertible bonds 347 - - 347 343 - B - 343
Liabilities 347 169 - 516 343 130 - 473
Total 331 (621 195) 174 329 (2¢)  (io0] 205
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Notes to the accounts continued

17 Net debt continued

Categories of financial instruments

2020 209
£m £m
Financial assets
Amortised cost
Cash and short term deposits 193 247
Trade and other debtors (Note 13) 46 48
Other investments {Note 12} 3 5
Fair value through profit or loss
Derivatives in designated fair value hedge accounting relationships ' 209 148
Derivatives not in designated hedge accounting relationships 22 b
Other investments (Note 12} 7 L 0L A N A L
I ' ) 584 543
Financial liabilities
Amortised cost
Creditors {180} {708]
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 (124]
Canvertible bond (347 (343}
Fair value through other comprehensive income
Dervatives in designated cash flow hedge accounting relationships™ & (4}
_ o - (4,016 [3.4671)
Totata e (3e30 (2898

1 Derwative assets and liabilities In designated hedge accounting relatienships st within the denvative assets and derivative habilities balances of the consolidated
talance sheet

2. The fair value of derwative assets in designated hedge accounting relaticnships represents the accurnulated amount of fair value hedge adjustments on hedged iterns

Gains and losses an financial instruments, as classed above, are disclnsed in Note 6 [net financing costs], Note 13 {debtors),

the consolidated income statement and the consolidated statement of comprehensive income. The Oirectors consider that the

carrying amounts of other investments and head leases payable are approximate to their fair value, and that the carrying amounts

are recoverable.

Capital risk management

The capitai structure of the Group consists of net debt and equity attributable to the equity holders of The British Land Company PLC,
comprising issued capital, reserves and retzined earnings. Risks relating to capital structure are addressed within Managing risk in
daliverirug nuir strategy on pages 78 to 87. The Group's abjectives, 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 fleating rate debt, such as revolving
bank facilities, caused by movements in market rates of interest. The Group's abjectives and processes for managing interest rate risk
are set out in the Financial policies and principles on pages 75to 77.

At 31 March 2020, the fair value of these derivatives is a net liability of £166m. Interest rate swaps with a fair vatue of (£2m] have been
designated as cash flow hedges under IFRS 9

The ineffectiveness recogrised in the income statement on cash flow hedges in the year ended 31 March 2020 was £nil [2018/19: £mil.
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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 variatle rate
debt hedged at 31 March 2020,

Variable rate debt hedged

2020 wy
£m e

Outstanding:  at one year 855 1,155
at two years 1,005 1,005

at five years 250 250

at ten years ) 250 250

Fair value hedged debt

The Group uses interest rate swaps to hedge exposure on fixed rate financiat liablities caused by movements in market rates
of interest.

At 31 March 2020, the fair value of these derivatives 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
flsating rate of 142 basis points above LIBOR. These have been designated as fair value hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

2020 209

£m {m

Fixed or capped rate 2,317 2,222
Variable rate [net of cash] 930 543
c - T T e o 3,247 2,765

All the debt is effectively Sterling denominated except for £5m of USD debt of which £5m is at 2 variable rate (2018/19: £1m).

At 31 March 2020 the weighted 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 2019
Spot basis B1% 87%
Average over next five-year forecast period L 75% _ 63%
Sensitivity table - market rate movements
2020 2019
Increase Decrease rLrRase Decrease
Movermnent in interest rates [bps]’ 58 (58] 38 (85
Impact on underlying annual profit [Em) 2} 15 (9] 9
Movemnent in medium and long term swap rates [bps)? 173 (173) 173 [173)
Impact on cash flow hedge and non-hedge accounted derivative
valuations {£m] 104 (81) 65 (62)
Impact on convertible bond valuations (£m]® 1 (i} 7 M

1. The movement used for sensitivity analysis represents the largest annual change in the three-month Sterling LIBOR over the last ten years. This assurnes LIBOR doesn't fall
below 0%,

2. This movernent used for sensitivity analysis represents the largest annuat change in the seven-year Sterling swap rate over the last ten years.

3. The 0% 2015 Convertible Bond 1= designated as fair value through profit or loss. Principal companents of the market value of this bond include British Land's share price
volatility and market interest rates.
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17 Net debt continued

Foreign currency risk managentent

The Group’s policy is te have no material unhedged net assets or liabilities denominated in foreign currencies. The currency risk on
overseas investments is hedged via foreign currency denominated borrowings and derivatives. The Group has adopted net investrment
hedging in accordance with IFRS 7 and therefare the pertion 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 s recognised
immediately in the income statement.

The table below shows the carrying arounts of the Group's foreign currency denominated assets and liabilities. Provided contingent tax
an overseas investmants is nat 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 result in a £nil change (2018/19: £nil] in
reported profits.

Assets L abilities
2020 e 2029 2619
£m £ £m £m
Eurodenominated N A S A
USD dengminated - - 5 i

Credit risk management

The Graup'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 detivening our strategy on pages 78 to 87. The carrying amount of financial assets
recorded in the financial statements represents the Group's maximum exposure 1o credit risk withaut taking account of the value of any
collateral obtained.

Banks and financial institutions:

Cash and short term depasits at 31 March 2020 amounted to £193m (2018/19: £242m]. Deposits and interest rate deposits were placed
with financiat institutions with BBB+ or better credit ratings.

At 31 March 2020, the fair value of all interest rate derivative assets was £231m [2018/19: £154m).

At 31 March 2020, prior to taking inta account any offset arrangements, the largest combined credit exposure to a single counterparty
arising from money market deposits, liguid investments and derwvatives was £94m (2018/1%: CL6Bm). This roprosents 0.8% (2018/19-
0.6%] of gross assets.

The deposit exposures are with UK banks and UK branches of internationat banks.
Trade receivables:

Trade receivables are shown in the halence sheet net of expected credit losses made for irrecoverable debtors. Expected credit losses
are calculated on initial recognition of trade receivables in accordance with [FRS 9, taking into account histeric and forward-looking
informatien. See Nnte 13 for further details.

Liquidity risk management
The Group's approach to liguidity nsk managerment 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 follewing table presents a maturity profile of the contracted undiscounted cash flows of financial Labilities 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 deterrmined by reference to the projected interest rates implied by yield curves at the reporting
date. For dervative financial instruments that settle on a net basis [e.q. interest rate swaps| the undiscounted net cash flows are shown
and for derivatives that require gross settlement (e.g. cross currency swaps) the undiscounted gross cash flows are presented. Where
payment obligations are in foreign currencies, the spot exchange rate ruling at the balance sheet date is used. Trade creditors and
amounts owed to joint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects te meet its financial Liabilities through the vanous available liquidity sources, including a secure rental income
profile, asset sales, undrawn commitled borrowing facilities and, in the longer term, dabt refinancings.

The future aggregate minimum rentals receivable under non-cancellable operating leases are shown in the table on the following page.
lncome from joint ventures and funds is not included on the following page. Additional hquidity will arise 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 to Over five
one year year five years years Total
£m £m £m £m £m
Debt’ 638 179 581 1,980 3,378
interest on debt 90 81 215 356 Th2
Derivative payments 11 156 132 258 557
Lease lability payments 11 10 25 465 511
Total payments - ) T 750 426 953 3,059 5,188
Dervative receipts {31} (207)  79] (193] _[61(:_|]
Net payment B - 719 219 774 2,866 4,578
Operating leases with tenants o o 406 U2 724 o m 2,383
Liguidity (deficit] surplus - o313 123 (50) {1,955) (2,195)
Cumulative liquidity deficit 1313) (190] {240) (2,195}
2019
Witkin Fallzwing Throee rg
Cre A wear fae el To}al.
£ frr £rm o
Debt’ 100 703 635 1,505 2,943
Interest on debt 89 84 212 386 77
Derivative payments 11 13 267 243 034
Head lease payments 3 3 G 382 397
Total payments -7 - s 803 1,123 2516 4,645
Derivative receipts [24] [27) [334) (180} {567
Net payment T T - 177 776 789 2,336 4,078
Operating leases with tenants - o ) 413 387 876 1,307 2,783
Liguidity surplus {deficit] o o 7 236 (389) 87 {1,029) (1,095}
Cumulative liquidity surplus [deficit) 234 (153) [66] {1.095]

1 Gross debt of £3.502m (201819 £3,031m] represents the total of £3,378m {2018/1% £2,943m], less unamortised 1ssae costs of £10m [2018/19 C12rm), plus fair value
adjustments to debt of £134m [2018/19: £100m]}

Any short term Lliquidity gap between the net payments required and the rentals recewvable can be met through other liquidity sources

available to the Group, such as committed undrawn borrowing faciliies. The Group currently holds cash and short term deposits of

£193m of which £173m is nat subject to a security interest [see footnote 5 to net debt table on page 177. Further tiquidity can be

achieved through sales of property assets or investrments and debt refinancings.

The Group's property portfolio is valued externally at £8,104m and the share of ioint ventures and funds’ property is valued at £3,288m.
The committed undrawn borrowing facilities available to the Group are 2 further source of liquidity. The maturity profile of committed
undrawn borrowing facilities is shown below

Maturity of committed undrawn borrowing facilities
2020 Ak

£m £

Maturity date: over five years 50 275
between four and five years 1,046 832

o hetween three and four years - 86
Total facilities available for more than three years T - 1,096 1,193
Between two and three years 20 435
Between one and two years - -
Within one year S - -
Totat - o - - 1,116 1,628

The above facilities are comprised of British Land undrawn facilities of £1,096m plus undrawn facilities of Hercules Unit Trust
totatling £20m.

British Land Annual Report and Accounts 2020 185



FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

18 Leasing

Operating teases with tepants

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 receivable under non-cancellable operating leases are as follows:

2020 2019

£m Lm

Less than cne year 406 413
Between one and two years 342 387
Between three and five years 724 874
Between six and ten years 638 792
Between eleven and fifteen years 192 314
Between sixteen and twenty years 52 iRk
After twenty years ) 29 90
Total 2483 2983

Lease commitments
The table below reconciles the difference between the presentation of operating leases under IAS 17 and [FRS 14 as at 31 March 2019

Oﬁmease commitments as at 3t March 2019 ' ' )
Discounted using the incremental borrowing rate at the date of initial application 55
Add: finance lease babilities recognised as at 31 March 2019 ) 92
Lease liability recognised at TAprit20t9 T

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
Graup does not own the freehold of a property. The lease payments from the year ending 31 March 2020 also include short term leases
relating to management agreements 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
Minimum T Mirmam
lease lease
payments Interest Principal payments Interest Principal
£m £m £m Fr £m Zm

British Land Group
Less than one year " 4 7 3 3 -
Between one and two years 10 4 6 3 3 -
Between two and five years 25 12 13 g 9 -
More than five years 465 328 137 382 290 92
Totaa /7 " s1 348 163 397 306 9z
Less future finance charges - ‘_lf!T-B_l - T my
Present value of lease obligations - T —‘1Fi S T
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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.

AREIT is required to pay Property Income Distributions [PIDs] of at least 0% of the taxable profits fromits 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 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 & consequence of Covid-19. The Group
comfortably passes all other REIT tests and intends to remain a REIT for the foreseeable future.

FID dividends are paid, as required by REIT legislation, after deduction of withholding tax at the basic rate [currently 20%), where appropriate.
Certain classes of shareholders may be able to elect to receive dividends gross. Please refer to our website www britishland com/dividends
for details.

Ferce per 2020 2016
Payment date Dividend snare £m frr
Current year dividends
07.02.2020 2020 2nd interim 7.9825 74
08.11.2017 2020 Tstinterim 7.9825 74
15.97
Prior year dividends
02082019 2019 4th interim 795 73
03.05.2019 2019 3rd interim 7.75 74
08.02.207¢ 2019 2nd interim 7.75 74
09.11.2018 2019 1stinterimn 7.75 76
31.00

03082018 2018 4th interim 7.92 74
064002018 20018 3rd interim N 7.52 T4
Dividends in consolidated statement B o 7
of changes in equity 295 298
Dividends settled in shares o - -
Dividends settled in cash o - 295 298
Timing difference relating to payment
of withholding tax - -
Dividends in cash flow statement - o . 295 298
1. Diadend split halt PID, half nan-PIiD
20 Share capital and reserves

2020 201%
Number of ordinary shares in 1ssue at 1 April 960,589,672 293,857,125
Share 1ssues 1,144,135 404,377
Repurchased and cancelled {23,795,11001  (33,672,430)
At 31 March o B 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: 11,266,24E] and 926 664,474 shares were in free issue [2018/19: 949,315 451). No treasury shares were acquired by the
ESOP trust during the year. Allissuad 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 transtation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow and
foreign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
statements of foreign operations. The foreign exchange differences 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-occupied 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 shaie premiurn is recorded in the Company’s financial
staternents, through the operation of the merger relief provisions of the Companies Act 70106

At 31 March 2020, options over 3,947 662 ordinary shares were outstanding under employee share option plans. The aptions had a
weighted average life of 5.9 years. Details of outstanding share options and shares awarded to employees including Executive Directors
are set out below and on the following page:

Fxercise gales

At T ApriL Vested but Crercised! At 31 March Exerzise

Date of grant 2019 Cranted nat mxerosed Vesterd Lapsed 2020 prce [pence] rrom To
Share options Sharesave Scheme
230614 77810 - - [11.461) (64,349) - 574.00 01.091%  01.03.20
22.06.15 514 - - - (R14] - 697.00 01.0918  01.0319
220615 11,404 - - (6.025] 5379 £97.00 01.09.20  01.03.21
20.06.16 21,570 - - - (28,610] 2,960 408.00 01.09.1%  01.03.20
20.06.16 18,747 - - - [7,399) 11,348 608.00 018921 01.0322
21.06.17 200,355 - - i2,854] (85,002) 112,499 508.00 01.09.20 01.03.21
21.06.17 67.843 - - (4,133 {42,513 21,197 508.00 01.09.22 01.03.23
29.06.18 112,254 - - {538} {54, 786] 56,932 54%9.00 01.09.21  01.03.22

- (691) (26,516) 33,928 54%.00 01.09.23 01.03 24

29.06.18 61135 -
- 301.744 -

18.06.19 - (17.042) 284,702 43500 010922 01.0323
18.06.19 - 156803 - [689)  [(11.034) 145080 43500 010924 01.0325
581,634 458,547 - [20.364) [345792] 674,025

Long Term Incentive Plan - options vested, not exercised

29.06.09 2,582 - - - 2582 - 38700 290602 2609.09
21,1209 56,938 - - 134971 (43.441) - 44600 217212 211279
11.06.10 1,112,008 - - 11077750} - 34258 44700 110613 11.0620
14.12.10 40,576 - - (6760 (7,047) 32,853 51000 141213 14.12.20
28.06.11 799,302 - ~ 2 (2191 79599 07500 280604 280621
19.12.11 53,848 - - 24380 (2793 48,817 45100 191214 19122
14.09.12 809.583 - - 11521 (9628 798803 53800 140915 140922
20.12.12 46,763 - - 143400 (3410) 39,013 56300 201215 201222
05.08.13 194,410 - - ~ (141600 180,250 40100  05.08.16  05.08.23
05.12.13 155,210 - - - (21,632] 133,578 £0000 051216 0512.23
28.06.17 26,540 - 69,672 - - 98212 61717 280620 280627
- 3297760 T = 69,672 (17017651 {106,884] 2,158,783 -

Long Term Incentive Plan - unvested options

220616 1,214,693 - - - [1214,693) - 73050 220649  2206.26
28.06.17 1,130,121 - - 1696720 [27.537) 1,082,912 &17.17  7B0620 280627
26.06.18 83,942 - - - - 83942 48140 260521 260628
_ _24287% - -~ 1696720 (1262230] 1116884

Total 6308150 458547 69,672 (11918011 [1,694.906) 3,949,662 -
Weighted average exercise S T T T T
price ofo_ptioislpgncel o 582 435 617 459 676 563
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20 Share capital and reserves continued

A1 A

Snere orice

Frerisenr At31March 2t gzl dee

Date of grant LAk SrETes Vested _afeec 2020 lpencet Jesting caty
Performance Shares Long Term Incentive Plan
22 06.16 1,071,555 - - 11,071,535 - 73050 22.06.19
28.06.17 1,716,702 - - (58.993] 1,657,709 61717 2806.20
26.06.18 1,053,360 - - (16990] 1,036,370 48140 240421
23.07.19 - 1079539 - [38.951) 1,040,588 535.40  23.07.29

B 3,841,617 1079539 — [1.185,489) 3,734,667
Restricted Share Plan
24 06 18 627.982 . - [37.811) 590,171 881.40  26.06.21
19.06.15 - 823762 - 41469 762,293

627987 823742 - [99280] 1,352,464 S
Matching Share Ptan
29.06.16 293,732 - - (293,737 - 604.00  26.06.19
— 293,737 - - (293.722) - '

Total 4763331 1,903,301 - [1,579,501) 5,087,131
Weighted average price of shares [pence) 665 537 - 689 809

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 s often incorporated
into Retail schemes. The Other/unaliocated sector includes residential properties.

The relevant gross rental income, net rental income, operating result and property assets, being the measures of segment revenue,

segment result and segment assets used by the management of the business, are set out on the following page. Management reviews
the perfarmance of the business principally on a proportionally consclidated basis, which includes the Group's share of joint ventures
and funds on a line-by-line basis and excludes non-contrelling interests in the Group's subsidiaries. The chief aperating decision maker

for the purpose of segment information is the Executive Comrmittee,

Gross rental income is derived from the rental of buildings. Operating result is the net of net rental income, fee incame and
administrative expenses. No customer exceeded 10% cf the Group's revenues in either year.
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21 Segment information continued

Segment result

Offices Retait Canada Water Otherfunaliocated Total
2020 0o 2020 2019 2020 2019 2020 019 2020 2019
£m Cm £m £m £m £m £m £m £m Em
Gross rental income
British Land Group 166 150 236 260 9 g 4 4 415 473
Share of joint ventures and
funds . 71 70 71 83 - - - 142 153
Total 237 220 307 343 7 4 557 b76
Net rental income
British Land Group 145 139 189 238 8 b4 4 4 346 390
Share vl jumilvenluies and
funds 63 b6 66 76 - - - 12% 142
Total ~ 208 205 255 314 8 9 4 475 532
Operating result
British Land Group 146 132 193 235 3 4 (42) (42} 300 329
Share of joint ventures and
funds 57 61 60 71 - - - - 117 132
Total - 203 193 253 306 3 4 42 2] 417 461
2020 2019
Reconciliation to Underlying Profit £m Eim
Operating result 417 461
Net financing costs (111) nz1
Underlying Profit B - ] 306 340
Reconciliation to loss on ordinary activities before taxation
Underlying Profit - ’ 306 340
Capital and other (1,434) (671)
Underlying Profit attriputable to non-controlling interests 12 1z
Loss on ordinary activities before taxation o (1,116 (319)
Reconciliation to Group revenue
Gross rental income per operating segment result 557 576
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 14 76
Management and performance fees [from joint ventures and funds) 8 7
Other fees and commissions 21 32
Revenue (consolidated income statement) j 613 504

A recanciliation between net financing costs in the consclidated income statement and net financing costs of £111m [2018/19: £121m)
in 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

Offizes Retal! Carado Waler Otherfuna ooated Iota!
2020 2016 2020 2016 2020 2010 2020 08 2020 2015
£m fm £m £ £m < £m £m £m £
Property assets
British Land Group 4,470 4,296 2,960 4,053 364 303 147 109 7,941 8,761
Share of jointventures and
funds 2,323 2012 913 1.524 - - - 19 3,236 3.535
Total 6,793 6,308 ~ 3.873 5.577 364 303 147 128 MA77 12316
Reconciliation to net assets
2020 2016
British Land Group £m Ern
Property assets 1,177 12316
Other non-current assets o | 151
Non-current assets N 11,308 12,447
Other net current liabilities (241} [297)
Adjusted net debt 13,854) (3,521
Other non-current liabilities L - -
EPRA net assets [diluted) T 7,213 8.649
Non-controlling interests 12 217
EPRA adjustments ) (178) (171
Net assets - 7,147 8,689

22 Capital commitments

The aggregate capttal commitments to purchase, construct or develop investmant property, for repairs, maintenance or enhancements,
or for the purchase of investments which are contracted for but not provided. are set out below:

2020 2619

Em £m

British Land and subsidiaries 72 177
Share of joint ventures 56 m
Share of funds - 1
' - 128 289

23 Related party transactions

Detzils of transactions with joint ventures and funds are given in Notes 3, é 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 transactions with key management personnel are provided in Note 8. Details of transactions with The British Land Group of
Companies Pension Scheme, and other smaller pension schemes, are given in Note ¥.

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
ardinary course of business. It is not anticipated that any material Liabilities will arise from these contingent liabilities.

A REIT is required to pay Property Income Distributions {PIDs) of at least 90% of the texable 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-19, we
are discussing an extension to this deadline with HMRC. Whilst we intend ta pay the reguired 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 conseguence of Covid-19. A total of £37m of corporation tax would be due by 31 March 2021 if no further PiDs
were paid by this date in respect of the year to 31 March 2020 and no extension is agreed.
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25 Subsidiaries with material non-controlling interests

Set out below I1s summanised financial information for each subsidiary that has non-contrelling interests that are material to the Group.
The information below is the amount before intercompany eliminations and represents the consolidated results of the Hercules Unit

Trust group.

Summarised income statement for the year ended 31 March

Herculas Jmt Trost
2020 2019
£m £m
Loss on ordinary activities after taxation (368) 1122]
Attributable to non-controlling interests 871 29
Attributable to the shareholders of the Company (2791 (73]

Summarised balance sheet as at 31 March

Hercules Unit Trust

2020 2019

£m tm

Total assets 1,002 1,415
Total liabilities (564) (567
Net assets L 438 854
Non-controlling interests nz 211
Equity attributable to shareholders of the Company 326 643

Summarised cash flows

Hercules Unit Trust

2020 FRE

£m Frn

Net decrease in cash and cash equivalents (11) (3
Cash and cash equivalents at 1 April o L0 43
Cash and cash equivalents at 31 March 29 4}

The Hercules Unit Trust is a closed-ended property Unit Trust The unit price at 31 March 2020 is £280 (2018/19. £543}. Non-controlling
interests collaectively own 21.9% of units in issue. The British Land Company PLC owns 78.1% of units in 1ssue, each of which confer

equal voting rights, and therefare is deemed to exercise contral 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 2004 relating to the audit of individual accounts by

virtue of Section 479A of that Act.

CoTpdmes Adouse

Coroaries Heoase

“Aare reg ramkbe- “aTe reny rLmoe
17-19 Bedford Street Limited 07398971 BLO [Ebury Gate] Limited 03843852
18-20 Craven Hill Gardens Limited 07667839 BLD [5Ji Investrents Limited 04484750
20 Brock Street Limited 07401697 BLD [SJ) Limited 02924321
Adamant Investment Corparation Limited 00225149 BF Properties [No 4] Limited 05270289
Aldgate Place [GP] Limited 07829315 BL Department Stores Holding Company Limited 06002135
Bayeast Property Co Limited 00&35800 BLD Property Hotdings Lirmited 00823907
BF Propca [No 1] Limited 05270158 BLSSP [PHC 5) Limited 04104081
BF Propco (No. 3] Limited 05270196 BLU Securities Limited 03323061
BF Propco [No. 4] Limited 05270137 Boldswitch Lirmited 02307096
BF Propco [No. 5) Limited 05270219 British Land City Gffices Limited 03946069
BF Propco [No. 13} Limited 05270274 Britich Land In Town Retail Limited 03325066
BL CW Holdings NoZ? Company Limited 07667834 British Land Offices [Non-City] Lirmited 02740378
BL [SP] Cannon Street Limited 07283030 British Land Offices Limited 02725156
BL Aldgate Heldings Limited 05876405 British Land Offices No 1 Limited 02338232
BL Broadgate Fragment 1 Limited 09400407 British Land Superstores [Non Secuntised) Number

BL Broadgate Fragrment 7 Limited 09400541 2 Limited 06514283
BL Broadgate Fragment 3 Limited 05400411 British Land Department Stores Limited 05312242
EL Broadgate Fragment 4 Limited 09400409 Broadgate Properties Limited 01982350
BL Broadgate Fragment 5 Limited 09400413 Cavendish Geared Limited 02779045
BL Broadgate Fragment  Limited 09400414 Cornish Residential Property Investments Limited 03523833
BL CW Developments Limited 10644198 Elementvirtue Limited 05423035
BL CW Developments Plot A1 Limited 10782150 Hempal Holdings Limited 05341380
BL CW Developments Plot A2 Lirnited 10782335~ Hempel Hotels Limited 02728455
BL CW Developments Plot D1/2 Company Limited 10997879 Hyfleetlimited 02835919
BL CW Developments Plot K1 Company Limited 10997445 Insistmetal 2 Limited 04181514
BL CW Developments Plots H1 H2 Company Limited 12141281 Linestarr Limited 05656174
BL CW Developments Plots L1 L2 L3 Company Longferd Street Residential Limited 08700158
Limited 12140904 Moorage (Property Developments] Limited 01185513
BL Eden Walk Limited 10620935 Osnaburgh Street Limited 058846735
BL Goodman [LP) Limited 05056702 Parwick Holdings Limited 06049168
BL GP Chess No. 1 Limited 08572585 PC Canal Limited 09712919
Bt Guaranteeco Limited 05403335 Pillar [Crickiewood) Limited 02567025
BL HC [DSCLI) Limited 04290601 Fiilar Auchinlea Limited 02461047
BL HC Health And Fitness Holdings Lirmited 04374665 Pitlar Dartford Ne.1 Limited 04385738
BL HC Invic Leisure Limited 02464159 Pitlar Developments Limited 02850421
BL HC Property Holdings Limited 06894044 Fitlar Estates No.2 Limited 02783379
BL Health Clubs PH No 1 Limited 05643248 Pillar Kinnaird Limited 02931054
BL Health Clubs PH No Z Limited 05643261 Pillar Nugent Limited 02567031
BL High Street and Shepping Centres Fillar Projects Limited 02444288
Holding Limited 04002148 Plymouth Retail Limited 10368557
BL Holdings 2010 timited 07353764 Regent’s Place Holding 1 Limited 11864348
BL Osnaburgh St Residential Limited 06874523 Regent’s Place Holding 2 Limited 11864307
BL Paddingten Holding Company 1 Limited 11863703 Regent’s Place Helding Company Limited 10068705
BL Paddington Holding Company 2 Limnited 11863746 Regents Place Management Company Limited 07136724
BL Paddington Property 1 Limited 11863429 Regents Place Residential Limited 11241644
BL Paddingtan Property 2 Limited 11863540 Shopping Centres Limited (2230036
BL Paddington Property 3 Limited 11863747 Shoreditch Support Limited 02360815
BL Paddington Property 4 Limited 11863835 Surrey Quays Limited 05294243
BL Piccadiily Residential Limited 08707494 TBL [Lisnagelvin) Limited 03853983
BL Piccadilly Residential Retail Limited 09117243 TBL [Maidstone) Limited 038546715
BL Shoreditch Development Limited 05326670 TBL Properties Limited 03843190
BL West End Investments Limited 07793483 Teesside Leisure Park Limited 024672136
Blackglen Limited (1h482088 The Liverpool Exchange Company Limited 0490755
Blaxmill [Twenty-nine] Limited 05274010 Topside Street Limited 11253428
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

27 Audit exemptions taken for subsidiaries continued

Comapames Heuse Companies House
Namre reg number MNarne reg number
TPP Investments Limited 04843814 Wardrobe Place Limited 00483257
United Kingdom Property Company Limited 00266486 Wates City of London Properties Limited 01788526
Vicinitee Limited 041061427

The following partnerships are exempt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships [Accounts) Regulations 2008, The results of these partnerships are consolidated within these
Group accounts.

Name Name

BL Shereditch Limited Partnership Paddington Central | Limited Partnership
BL CW Lower Limited Partnership Paddington Central Il Limited Partnership
BL CW Upper Limited Partnership Paddington Kiosk Limited Partnership

BL Lancaster Limited Partnership Power Court Luton Limited Partnership
Hereford Shopping Centre Limited Partnership The Aldgate Place Limited Partnership
Paddington Block A Limited Partnership The Hercules Property Limited Partnership

Paddington Block B Limited Partnership
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Company balance sheet

As at 31 March 2020

2020 2015
Mete £m fmr
Fixed assets
Investments and loans to subsidiaries D 34,800 27821
Investments in joint ventures D 404 397
Other investrnents D 31 29
interest rate dervative assets E 231 153
Deferred tax assets 5 7
35,471 28,407
Current assets
Debtors G 13 5
Cash and shart term depaosits E 142 182
155 187
Current liabilities
Short term borrowings and overdrafts E {5) (99]
Creditors H (71} (12¢]
Amaunts due to subsidiaries [28,682) [(20,786)
{28,758} (21.011)
Net current liabilities (28,603]) (20.824)
Total assets less current liabilities 6,868 7583
Non-current liabilities
Debentures and toans £ (2,635) (2,075)
Interest rate derivative liabilities E ey 27
[2,800]) (2.202)
Net assets 4,068 5,381
Equity
Called up share capital 234 240
Share premium 1,307 1,302
Other reserves (5] (5}
Merger reserve 213 213
Retained earnings 2319 3,631
Total equity o 4,068 5,381
The loss after taxation for the year ended 31 March 2020 for the Company was £896m [year ended 31 March 2019: £307m profit].
Tim Score Simon Carter
Chairman Chief Financial Officer
Approved by the Board on 26 May 2020
Cornpany number 621920
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FINANCIAL STATEMENTS CONTINUED

Company statement of changes in equity

For the year ended 31 March 2020

Share Share Otner Merger Profitand loss Total

capital premium reserves reserve account equity

£m £m £m £m £m £&m

Balance at 1 April 2019 240 1,302 (5) 213 3,631 5,381
Share 1ssues - 5 - - - 5
Purchase of own shares (6] - - - (119) [125)
Dividend paid - - - - (295) (295)
Fair value of share and share option awards - - - - (2) (2)
Loss for the year after taxation - - - - (894) (896)
Balance at 31 March 2020 234 1,307 (5)_ 213 2,319 4068
Balance at 1 April 2018 248 1,300 (5) 213 3,822 5578
Share issues - 2 - - - 2z
Purchase of own shares (8) - - - [194] 1204)
Lividerd pald - - - - (258) (238)
Fair value of share and share option awards - - - - (4] (4]
Profit for the year after Laxation - - - 307 307
Balance at 31 March 2019 240 1,302 5 21 3.631 5,381

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

[A] 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
dervatives which are measured at fair value. These financial statements have also been prepared in accordance with Financial
Reporting Standard 101 Recduced Disclosure Framework [(FRS 107). The amendments to FRS 101 (2015/16 Cycle) issued in July 2016
and effective immediately have been applied.

In preparing these financial statements, the Company applies the recognition, rmeasurement and disclosure requirements of
International Financial Reporting Standards as acopted 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 107:

(gl
(h)

(il

the requirements of IAS 1 to provide a balance sheet at the beginning of the pericd in the event of a prior period adjustrment
the requirements of 1AS 1 to provide a statement of cash flows for the period

the requirernents of IAS T to provide a statement of compliance with IFRS

the requirements cf 1AS 1 to disclose information on the management of capital

the requirements of paragraphs 30 and 31 of |AS 8 Accounting Policies, Changes in Accounting Estimates and Errors to disclose
new IFRSs that have been issued but are not yet effective

the requirements in I1AS 24 Related Party Disclosures to disclose related party transactions entered into between two or more
members of a group, provided that any subsidiary which is a party to the transaction is wholly-owned by such a member

the requirements of paragraph 17 of IAS 24 Related Party Disclosures to disclose key management personnel compensation
the requirements of IFRS 7 to disclose financial instruments

the requirements of paragraphs 91-99 of IFRS 13 Fair Value Measurement to disclose information of fair value valuation techniques
and inputs

New standards effective for the current acceunting peried do not have a material impact on the financial statements 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 16 supersedes the existing accounting guidance in
IAS 17 Leases. The standard was adopied in accordance with IFRS 16 CB, 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 remaved. The Cormpany does nat hold any material 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 on 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 a going concern basis In the corporate governance section on page 102.

Investments and loans
Investments and loans in subsidiaries and Joint ventures are stated at cost less an expected credit 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 estimation uncertainty relates to the Company's investments in subsidiaries and joint ventures. In estimating the
requirement for impairment of these investments, management make assurnptions and judgernents on the value of these investrments
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 statements.

(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: £4ml. Details of the Executive Directors’ remuneration are disclosed in the Remuneration Report on pages 11810 133.

Audit fees in relation to the parent Cornpany only were £0.3m (2018/19: £0.3m}.

ID) Investments in subsidiaries and joint ventures, loans to subsidiaries and other investments

Sharesin Loans ta Invesiments in Other

subsid ares subsidianies  |oint ventures nvestmerts Total

£m tm Em [l £m

On 1 April 2019 19,702 8,119 397 29 28,247
Additions - 2,483 7 6 9,496
Disposals [846) [723) - - 11,569)
Depreciation / amortisation - - - Al (4}
Provision for impairment - {%35) - - [935)
As at 31 March 2020 7 18856 15944 404 31 35,235

The historical cost of shares in subsidiaries is £19,090m {2018/19: £20,025m]. Investments injoint ventures of FADAm (2018/19: £397m)
includes £204m {2018/19: £201m) of loans to joint ventures by the Company. Results of the joint ventures are set out in Note 11 of the
consolidated financial statements. The historical cost of other investrments 1s £57m (2018/19: £51m).
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(E) Net debt

2020 22°9
£m im
Secured on the assets of the Company
5.264% First Mortgage Debenture Bonds 2035 375 368
5.0055% First Martgage Amortising Debentures 2035 21 94
5.357% First Mortgage Debenture Bonds 2028 249 752
715 714

Unsecured
5.50% Senior Notes 2027 - 99
4.635% Senicr US Dollar Notes 20217 180 168
4.766% Semor US Dollar Notes 2023 117 106
5 003% Seror US Dollar Notes 2024 80 69
3.81% Senior Notes 2026 113 1M1
3.97% Senior Notes 2026 115 113
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior US Dollar Notes 2075 89 78
2.67% Senior Notes 2025 37 37
2.75% Senior Notes 2026 37 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 102 -
Bank loans and overdrafts 877 264
- 1,925 1,460
Gross debt - 2,640 2174
Interest rate and currency dervative liabilities 165 V27
Interest rate and currency derivative assets (231) [153)
Cash and short term depasits N (142) (182)
Net debt B 2,432 1,966
1. Principal and mterest on these borrowings were fully hedged into Sterling at a floating rate at the tirme of 1ssue.
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

{E} Net debt continued

0% Convertible bond 2015 [maturity 2020)

On 9 Jure 2015, British Land {White} 2015 Lirnited [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 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 gutomatically 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 date], a bondholder 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 quarter above 2.418p per ordinary share). As at 31 March 20620 the exchange price was 975.09p per
ardinary 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 redeemed at par on 9 June 2020 [the maturity date) f they have not
already been converted, redeemed or purchased and cancelled.

The intercompany loan between the Issuer and the Company arising from the transfer of the loan proceeds was initially recognised at
fair value, net of capitalised issue costs, and is accounted for using the amortised cost method. In addition to the intercompany lcan,
the Company has entered into a derivative contract relating to its guarantee of the obligations of the 'ssuer 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 halance sheet as a liability carried at fair value through profit and loss.

Maturity analysis of net debt

2020 2me
£m £m
Repayable within one year and on demand 5 99
between: one and two years 100 17
two and five years 599 479
five and ten years 1,141 208
ten and fifteen years 107 306
fifteen and twenty years 4600 465
2,635 2.075
Gross debt 2,640 2174
Interest rate derivatives - (58) 28]
Cash and short term deposits ] ) (1421 [182]
Net debt ' ' ) 2,432 1966

[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) Debtars

2020 zare
£m et}
Trade and other debtors 13 4
Prepayments and accrued income o _ - 1
S 13 5

{H] Creditors
2020 ENE
£m (X
Trade creditors [ 46
Corporation tax 15 25
Other taxation and social security 21 25
Accruals and deferred income L . o 29 30
B - 71 126

{ll Share capital

Ordinary shares

£m of 25p each
Issued, called and fully paid
At 1 April 2019 240 940,589,072
Share issues - 1,144,135
Repurchased and cancelled 18 [23,795,110]
At 31 March 2020 234 937,938,097

Ordinary shares

£ af 25p each
Issued, called and fully paid
At 1 April 2018 248 993857125
Share issues - L04.377
Repurchased and cancelied (8 133.672,430)
At31March2019 T 240 560,589,072

[J) Contingent liabilities, capital commitments and
related party transactions

The Company has contingent Liabilities in respect of legal claims,
qguarantees and warranties arising in the ordinary course of
business. Itis not anticipated that any material liabilities will arise
from the contingent habilities.

A REIT is required to pay Property Income Distributions (PIDs) of
at least 0% of the taxable profits from its UK property rental
business within twelve months of the end of each accounting
period. Follewing the temperary 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-19, we are discussing an extension to 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
conseqguence of Covid-19. A total of £37m of corporation tax would
be due by 31 March 2021 if no further PIDs were paid by this date
in respect of the year to 31 March 2020 and no extension is
agreed. At 31 March 2020, the Company has Enil of capital
commitments (2018/19: £nill.

Related party transactions are the same for the Company as
for the Group. For details refer to Note 23 of the consolidated
financial statements.

[K) Disclosures relating to subsidiary undertakings

The Company's subsidiaries and other related undertakings at
31 March 2020 are listed on the next page. Companies which are
in the process cf being dissolved are marked with an asterisk [*)
All Group entities are included in the consclidated financial results.

Unless otherwise stated, the Cormpany 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 overseas companies. In recent years
we have reduced the number of overseas companies in the Group.

Unless noted otherwise as per the following key, the registered
address of each company is York House, 45 Seymour Street,
London W1H 7LX.

. 47 Esplanade, St Helier, Jersey JE1 0BD

. 13-14 Esplanade, St Helier, Jersey JEY TEE

1

2

3. 14 Porte de France, 4360 Esch-sur-Alzette, Luxembourg,

4. 300 Meadowhall Way, Shetfield, South Yorkshire, England, 59 1EA.
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Notes to the financial statements continued

Direct holdings

Campany Name

LK/ Cverseas Tax
Resident Status

Indirect holdings

Company Name

Lk /Dver epas Tax
Resigen: Status

BL Bluebutton 2014 Limited

BEL Davidson Limited

BL European Fund Management LLP

BL Guaranteeco Limited

BL Intermediate Holding Company Limited

BL Intermediate Holding Company 2
Limited

BLSSP [Funding} Limited

Bluebutton Property Management UK
Limited (50% interast)

Boldswitch [No 1] Limited

Boldswitch Limtted

British Land [White] 2015 Limited [Jersey)
[Founder Shares]®

British Land City

British Land City 2005 Limited

British Land Company Secretarial Limited
British Land Financing Lirnited™

British Land Properties Limited

British Land Real Estate Lirnited

British Land Securities Limited
Broadgate (Funding] PLC

Broadgate Estates Insurance Mediation
Services Limited

Hyfteet Limited

Kingsrmere Productions Limited
London and Henley Holdings Lirnited
Meadowhall Pensions Scheme Trustee
Limited

MSC Property Intermediate Holdings
Limited [50% interest)

Regis Property Holdings Limited

The British Land Corporation 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 Residenl

UK Tax Resident
UK Tax Resident
UK Tax Resident
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1 & 4 & 7 Triton Limited

10 Brock Street Lirmited

10 Pertman Square Unit Trust (Jersey)
(Unitg]

10 Triton Street Limited

17-19 Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Triton Street Limited

338 Euston Road Limited

350 Euston Road Limited

39 Victoria Street Limited
Adamant Investment Corporation Limited
Adshilta Limited*

Aldgate Place (GP) Limited
Aldgate Land One Limited
Aldgate Land Two Limited
Apartpawer Limited

Ashband Limited

B.L. Holdings Limited

B.L.C T [12697] Limited [Jerseyl'
B.L.C.T.(21500) Limited [Jersey)!
Barnclass Limited

Barndnill Limited

Bayeasl Property Co Limited

BF Propco [No 1] Limited

BF Propco (No 19) Limited

RF Prapca (Mo 23] Limited

BF Propco [No 4] Limited

BF Propco (Na 5} Limited

BF Properties [No &) Limited

BF Praperties [No 5 Limited

BF Propco (No 13) Limited

Birstall Co-Ownership Trust IMember
interest) [41.25% interest)

BL [SP] Cannon Street Limited

BL Aldgate Development Limited

BL Aldgate Investment Limited

BL Bradford Forster Limited

BL Brislington Limited

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limited
BL Broadgate Fragrment 5 Limited
BL Broadgate Fragment 6 Limited
BL Broadway Investment Limited

BL Chess Limited

BL City Offices Holding Company Limited
BL CW Developments Infrastructure
Company Limited

BL CW Developments Limited

BL CW Developments Plot Al Limited
BL CW Developments Plot A2 Limited

BL CW Developments Plot D1/2 Cornpany
Limited

UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Regident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident



Zemoany Name

UKiQveroeas fax
Res dert Statas

Camzany Name

URCvareess Tac
Residert Stares

BL CW Developments Plot G1 Limited

Bk CW Developments Plot K1 Company
Limited

BL €W Developments Plots F1, F2, F3
Campany Limited

BL CW Developments Plots H1, H2
Company Limited

BL CW Developments Plots L1, L2, L3
Company Limited

BL CW Holdings Limited

BL CW Holdings No2 Company Limited
BL CW Holdings Plot A1 Cormpany Limited
BL CW Holdings Plot A2 Company Limited

BL CW Holdings Plot D1/2 Company
Limited

BL CW Holdings Plot G1 Carnpany Limited
BL CW Holdings Plot K1 Company Limited
BL CW Holdings Plots F1, F2, F3 Company
Lirmited

BL CW Holdings Plots H1, H2 Company
Limited

BL CW Holdings Plots L1, L2, L3 Company
Lirruited

BL CW Lower GP Company Limited

BL CW Lower Limited Partnership
[Partnership interest]

BL CW Lower LP Company Limited
BL CW Upper GP Company Limited

BL CW Upper Limited Partnership
[Partnership interest)

BL CW Upper LP Company Limited

BL Department Stores Heolding Company
Limited

BL Doncaster Wheatley Limited
BL Drummond Properties Limited
Bl Esling Limited

BL Eden Walk Limited

BL European Holdings Lirmited

BL Fixed Uplift Fund Limited Partnership
[Partnership interest]

BL Fixed Uplift General Partner Limited
BL Fixed Uplft Nominee 1 Limited
BL Fixed Uplift Neminee 2 Limited

BL Goadman [Generat Partner) Limited
(50% interest]

BL Goodman Limited Partnership
(50% interest]

BL Goodman [LF Limited
BL GPF Chess No. 1 Limited*
BL HB Investments Limited
BL HC [DSCH] Limited

BL HC [DSCLH Limited

BL HC Dollview Limited

BL HC Hampshire FH LLP [Member
interest]

BL HC Health And Fitness Holdings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP [Member interest]

BL HC PH LLP {Member interest)

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

BL HC PH Ng 1 LLP [Member interest]
BL HC PH No 2 LLP [Member interest]
BL HC PH No 3 LLF [Member interest)
BL HC Property Holdings Limited
BL Health Clubs PH No 1 Limited
BL Health Cluks PH Na 2 Limited

BL High Street and Shopping Centres
Helding Company Limited

BL Holdings 2010 Limnited
BL Lancaster Investments Limited

BL Lancaster Limited Partnership
[Partnership interest)

BL Leadenhall [Jersey] Limited*

BL Leisure and Industrial Holding Company

Lirmited

BL Marble Arch House Limited
BL Mayfair Offices Limited

BL Meadowhall Holdings Limited
BL Meadowhall Limited

BL Meadowhall No 4 Limited*
BL Newpeort Limited

BL Office [Non-City] Holding Company
Limited

BL Dffice Holding Company Limited

BL. Osnaburgh St Residential Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Holding Company 2 Limited
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property & Limited

BL Piccadilly Residential Limited

BL Piccadilly Residential Management Co
Limited

BL Piccadilly Residential Retal Limited
BL Residential Investment Limited

BL Residential Management Limited

BL Residual Holding Company Limited
BL Retail Holding Cormpany Limited

BL Retail Indirect Investments Limited
BL Retail Investment Holdings Limited
BL Retail Investments Limited

BL Retail 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 [Jersey]'
BL Unitholder Ne. 2 {J] Limited [Jersey)’
BL Unersal 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 Fesident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK lax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

QOverseas Tax Resident
Overseas Tax Resident

UK Tax Resident
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Notes to the financial statements continued

Lompany Name

UK/QOverceas Tax
Resident Status

Company Name

UK/Overseas Tax
Resident Status

BL Wardrobe Court Haldings Limited
BL West [Watling House] Limited

BL West End Investments Limited

BL Whiteley Limited

BL Whiteley Retail Limited

Bl Woolwich Limited

BL Woolwich Nominee 1 Limited

BL Woolwich Nominee 2 Limited
Blackglen Liruted

Blackwall (1]

Blaxmilt [Twenty-nine] Limited

BLD (A] Limited

BLU [EBury Gate] Limited

BLD [SJ)] Investments Limited

BLD [SJ] 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 Partnership (2] Lirmited
British Land Aqua Partnership Limited
British Land City Offices Limited
British Land Construction Limited
British Land Department Stores Limited
British Land Developments Limited
British Land Fund Management Limited
British Land Hercules Limited

British Land In Town Retail Limited
British Land Industrial Limited

British Land Investment Management
Limited

British Land Offices [Non-City] Limited

British Land Offices [Non-City) No. 2
Limited

British Land Offices Limited

British Land Offices No.1 Limited
British Land Property Advisers Limited
British Land Property Management Limited
Broadgate (PHC 8] Limited

Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Court Investments Limited
Broadgate Estates Limited

Eroadgate Estates People Management
Limited

Eroadgate Investment Holdings Limited
Eroadgate Properties Limited
Broadgate REIT Limited (50% interest}?
Broadgate Square Limited

Broughton Retait Park Limited [Jersey)
[Units) [78.14% interast)!

Broughton Unit Trust (78.14% interest]’
Brunswick Park Limited

UK lax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residenl
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

LIK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resicent
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BVF Uevelopments Limited
Canada Water Offices Limited
Casegood Enterprises
Caseplane Limited
Cavendish Geared Il Limited
Cavendish Geared Limited
Caymall Limited

Cheshine Properties Limited
Chester Limited!

Chrisilu Nominees Limited

City of London Office Unit Trust [Jersay]
[Units) [35.94% interest]’

Clargog Eciate Property Management
Co Limited

Comgenic Limited

Cornish Residential Properties Trading
Limited

Cornish Residential Property Investments
Lirnited
Crescent West Properties

Deepdale Co-Ownership Trust (39.07%
interest

Derby Investment Holdings Limited
Drake Circus Centre Limited

Drake Circus Leisure Limited

Drake Property Holdings Limited

Drake Property Naminee [No. 1] Limited
Drake Property Nominee [No, 2} Limited

Eden Walk Shopping Centre General
Partner Limited [50% interest)

Eden Walk Shopping Centre Unit Trust?
[50% interest) ersey) [Units]

Elementuirtue Limited

Elk Mill Oldham Limited

Estate Management [Brick] Limited
Fuston Tower Limited

Exchange House Holdings Limited
Exchange Square Management Limited
Fort Kinnaird GP Limited (39 07% interast)
Fort Kinnaird Limited Partnership [39.07%
interest)

Fort Kinnaird Neminee Limited (37.07%
interest]

Four Broadgate Limited

FRP Group Limited

Garamead Properties Limited

Gardenray Limited

Gibraltar General Partner 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

% Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK 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

Overseas Tax Resident



Cerrpany Name

UK/Qverseas Tax
Resider 1 Srats

Carmpany Name

L¥jCuerzezs “ay
Feside~t StatLs

Hereford Old Market Limited
Hereford Shopping Centre GP Limited

Hereford Shopping Centre Limited
Partnership

Horndrift Limited

HUT Investments Limited [Jersey) (78.14%
interest)’

Industrial Real Estate Limited
Insistmetal 2 Limited

Ivorydell Limited

ivarydetl Subsidiary Limited

Jetbloom Limited

Lancaster General Partner Limited
Linestair Limited

London and Henley [UK) Limited
London and Henley Limited
Lonebridge UK Limited

Longford Street Residential Limited
Ludgate Investment Holdings Limited
Ludgate West Limited

Mayfair Properties

Mayflower Retail Park Basildon Limited

Meadowbank Retall Psrk Edinburgh
Limited

Meadowhall Centre [1999] Limited
Meadawhall Centre Limited

Meadowhall Centre Pension Scheme
Trustees Limited

Meadowhall Estates [UK] Limited
Meadowhatl Group {MLP] Limited
Meadowhall Holdings Limited
Meadowhall [MLP] Limited
Meadowhall Opportunities Nominee 1
Limited

Meadowhall Opportunities Nominee 2
Limited

Meadownhall Shopping Centre Limited

Meadowhalt Shopping Centre Property
Holdings Limited

Meadowhall SubCo Limited

Mercari

Mercar Holdings Limited

Minhilt investments Limited

Moaorage [Property Developments] Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

One Sheldon Sguare 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
Faddington Block B LP [Partnership
interest)

Paddington Centrat | (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
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident

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

Paddington Central | Unit Trust [Jersey)
[Linits]’

Paddingtan Central Il {GP) Limited

Paddington Central Il LP {Partnership
Interest)

Paddington Central If Unit Trust [Jersey)
[Units)!

Paddington Centrat [V Unit Trust [Jerseyl
(Units)’

Paddington Kiosk 1GP] Ltd

Paddington Kiosk LP [Partnership interest)

PaddingtonCentral Management Company
Limited [87.5% interestl

Parwick Holdings Limited
Parwick Investments Lirmnited
PC Canal Limited

PC Lease Nominee Ltd

PC Partnership Naminee Ltd
Piccadilly Residential Limited
Fillar [Cricklewood) Limited
Pillar [Dartford] Limited
Pillar [Fulham] Limited

Fillar Auchiniea 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

Pillar Gallions Reach Limited
Pillar Glasgow 1 Limited
Pillar Hercules No.2 Limited
Pillar Kinnaird Limited™
Pillar Nugent Limited

Pillar Projects Limited

Pillar Property Group Limited
PillarStore Limited

Plymouth Retail Limited
Power Court GP Limited

Power Court Luton Limited Partnership
(Partnership interest]

Power Court Nominee Limited

PREF Management Company SA
[Luxermbourg)?

Project Sunrise Investments Limited
Project Sunrise Limited

Project Sunrise Properties Limited
Reboline Limited

Regent's Place Holding 1 Limited
Regent’'s Place Holding Z Limited
Regent's Place Holding Company Limited
Regents Place Management Company
Lirnited

Regents Place Residential Limited
Rigphone Limited

Rohawk Praoperties Limited

Overseas Tax Resident

UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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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Notes to the financial statements continued

Company Name

JRfDverseas Tax
Resident Status

Company Name

LK/Qverseas Tax
Resident Status

Salmax Properties

Seymour Street Homes Limited
Shopping Centres Limited

Shoreditch Support Limited

Six Broadgate Limited

Southgate General Partner Limited [50%
interest)

Seuthgate 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 Limited

Storey Spaces Limited

Surrey Quays Limited

T [Partnership) Limited

Tailress Limited

TBL (Bromley] Limited

TBL {Bury] Limited

TBL [Lisnagelvin) Limited

TBL [Maidstone) Limited

TBL [Mitton Keynes) Limited

TBL [Peterborough) Limited

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Limited

The Aldgate Place Limited Parlnershin
(Partnership interest]

The Dartford Partnership [Member interest)
(50% interest}

The Gibraltar Limited Partnership
{Partnership interest| [39.07% interest]

The Hercules Property Limited Partnership
[Partnershipl

The Leadenhall Development Company
Limited (50% interest]

The Liverpool Exchange Company Limitad
The Mary Street Estate Limited

The Meadowhall Education Centre [Limited
by guarantee) [50% interest)-

The Retail and Warehouse Company
Limited

The TBL Property Partnership [Partnership
interest]

The Whiteley Co-Ownership [Mermber
Interest] (50% interest]

Tollgate Centre Colchester Limited
Topside Street Limited

TPP Investments Limited

Tweed Premier 4 Limited

Union Property Corporation Limited
Linion Property Holdings (Londen] Limited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
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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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] [Umtsﬁ:‘

WHK Heldings Limited

WOSC 1 Nrmminee | imited [25% interestl
WOSC 2 Nominee Limited [25% interest)
WOSC 6P Limited [25% interest)

WOSEC Partrers LP [Partnership interest)
[29% interest)

York House W1 Limited

Overseas 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 unless otherwise stated

Table A: Summary income statement and balance sheet (Unaudited)

Summary income statement based on proportional consolidation for the year ended 31 March 2020

The following pro forma information is unaudited and does not form part of the consolidated primary statements or the notes thereta.
It presents the results of the Group, with its share of the results of joint ventures and funds included on a line-by-line basis and

excluding non-controlling interests.

Year ended 31 March 2020 Vear erded 31 Mgron 2079
Jaint Less non- _CS= non-

ventyres contrelling Proportionally Lortventyres curtrolling Progortanaly

Group and funds interests consolidated Sreup ana fuics IAnerests conscligated

£m £m £m £m £rr tm im {m

Gross rental income? 436 142 (18] 560 43% 155 18] 574
Property operating expenses (70} (13 1 (82) (35) (10 T [44)
Net rental income T 366 129 - nn 478 404 145 17) 532
Administrative expenses (73) (1 - (74) (80) [1) - 181)
Net fees and other income 12 - 1 13 o ) - 1 10
Ungeared income return 305 128 (16) 417 333 144 (16] 461
Net financing costs (66] (49) 4 111) _167) 58 A (121
Underlying Profit - 239 79 (12] 306 246 84 (12) 340
Underlying taxation = - - - - - - -
Underlying Profit after taxation 239 79 (121 306 266 g6 (12) 340
Valuation movernent T - - B (1,389} - T Tes3)
Other capital and taxation [net)’ 56 52

Result attributable to shareholders of )

the Company (1,027} (2911

1 Includes other comprehensive incame, movemerit in dilution of share options and the mavement in items excluded for EFRA NAY

? Group gross rental income includes £3m of all inclusive rents ~elating to servce cha

Tge 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 composition of the EPRA nat assets of the Group, with its share of the net assets of 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-ta-
miaket an
Share dervatives Valuanan EPRA Net CPRA Net
af joinl Less nen- ancg relatec surplys an assets assets
ventres  centralling Share Deferreu debt Lease trading 31 March 3% March
Graup and tunds ntorests apt ans tax  adjustments Liabilities  properties 2020 2014
£m £m fir tm £m L £m £m £m i
Retall properties 3,204 P64 (221) - - - (74) - 3,873 5577
Office properties 4,525 2,324 - - - - (69] 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 12314
Investments in joint ventures and
funds 2,358  [(2,358) - - - - - - - -
Other investments 125 - - - - - - - 125 129
Other net [liabilities) assets (365) (77 4 18 6 - 179 - (235) (275)
Netdebt  324m (8531 105 - - 141 - -~ (3,854  [3521)
Netassets 7147 - (N2 18 5 141 - 13 7,213 8649
EPRA NAV per share [Note 2) 774p  905p

1. Included within the total property value of £11,177m are right-of-use assets net of lease labilities of £20m, which in substance, relate to properlies held under leasing
agreemenis The fair value of nght-of-use assets are determined by calculating the present value of net rental cashflows over the term of the tease 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 ended
31 March 2020 31 March 2019
Pence Fence
£m per share fin per share
Opening EPRA NAY 8,649 205 7,560 987
Income return 306 33 340 35
Capital return (1,322) (139} (749 [77]
Divdend paid (295) (31) [298) (301
Purchase of own shares (125) ) (204] 0
Closing EPRA NAV ' - 7,213 774 8,649 905
Table B: EPRA Perferimance measures
EPRA Performance measures summary table
2020 2%
Pence Parce
£m per share trr per share
EPRAEarnings - basic 306 328 340 350
- diluted 306 32.7 340 349
EPRA Net Initiat Yield i 4.6% 45%
EPRA 'topped-up’ Net initial Yield 51% 4.7%
EPRA Vacancy Rate 6.3% A%
2020 2219
Net asset MNet asset
value per value per
Net assets share N2t assets chare
£m tpencet r ineqrel
EPRA NAV 7,213 774 8649 905
EPRA NNNAY 6,762 726 8,161 854
Calculation and reconciliation of EPRA/IFRS earnings and EPRA/IFRS earnings per share
. 2020 a1e
[Audited) £m e
Loss attributable to the shareholders of the Company (1,027) 1291)
Exclude:
Group ~ current taxation [4) (3)
Group ~ deferred taxation 2 4
Joint ventures and funds - taxation - {2]
Group ~ valuation moverment 1,105 620
Group ~ [profit) loss on disposal of investment properties and investments m 18
Group - profit on disposal of trading properties (17) 192]
Jaint ventures and funds - net valuation maovement [including result on disposais) 284 40
Joint ventures and funds - capitat financing costs 22 21
Changes in fair value of financial instruments and associated close-out costs 41 44
Non-controlling interests in respect of the above (99] f414
Underlying Profit ) 306 340
6roup - underlying chre_nt taxation ' i - =
EPRA earnings -~ basic and diluted 306 340
Loss attributable to the shareholders of the Company (1,027 (2911
Dilutive effect of 2015 convertible bond - =
IFRS earnings - diluted ' (1,027] (291]
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Table B continued

2020 205
Number Mumiben
million e
Weighted average number of shares 945 982
Adjustment for treasury shares (11) (1
IFRS/EPRA Weighted average number of shares (basic] i N 934 971
Dilut:ve"e'ffe?ofgargépﬁws T S ) - 1
Dilutive effect of ESOP shares 3 2
EPRA Weighted average number of shares (diluted} 937 974
Strip out anti-dilutive (3] ) [3[
IFRS Weighted average number of shares [diluted) - 934 971
Net assets per share [Audited)
2020 FIE
Pence Panrs
€m per share tm oer share
Balance sheet net assets 7147 8,689
Deferred tax ansmng revaluation moverments ' 5
Mark-to-market on derivatives and related debt adjustments 141 113
Dilution effect of share options 18 24
Surplus on trading properties 13 29
Less non-contrelling Interests 112) . (211}
EPRA NAV 7,213 774 84647 905
Deferred tax aFi}QLmgion'rfwafhiaticﬁmoi\;emiénts 91 B (11]
Mark-to-market on derivatives and related debt adjustments 1141] (113]
Mark-to-market on debt 1301) B (3641
EPRANNNAV ’ 6762 726 _ B16] 854

EPRA NNNAV is the EPRA NAV adjusted to reflect the fair value of the debt and derivatives and to include the deferred taxation on

revaluations and derivatives.

2020 20$%

Number Nurmbe-

million m.llor

Number of shares at year end 938 740
Adjustment for treasury shares o . (1 11
IFRS/EPRA number of shares (basic| 927 948
Dilutive effect of share ob-tions 3 2
Dilutive effect of ESOP shares B 2 5
IFRS/EPRA number of shares (diluted) B 932 956
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Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued
New EPRA Best Practice Recommendations

EPRA published its latest Best Practices Recommendations in October 2019 which included three new Net Asset Valuation metrics,
narnely EPRA Net Reinstatemant Yalue (NRV], EPRA Net Tangible Assets INTA) and EPRA Net Dispesal Value [NDV]. These metrics are
effective from 1 January 2020 but have been presented below as at 31 March 2020 to provide a companison to the current measures,
EPRA NAV and EPRA NNNAV.

EPRA EPRA
NRV NTA
£m £m
At 31 March 2020
EPRA net asset value 7,213 7,213
Adjustment for:
Furchase s Lusla 659 -
Intangibles - 1)

Deferred tax adjustment! - -

7.872 7,202
ﬂer share measure ) 845p 773p

1 The new EPRA guidance states that deferred taxes expected lo ¢rystallise should no lenger be exciuded The Group will conduct a review of such items upor adaption of the
guidance but does not expect any resuling EPRA adjustment to be material,

As the Group's EPRA NDV is the same as the EPRA NNNAY, there are ne reconciling items.

At 31 March 2020
EPRA net disposal value 5,762

Per share measure L 77 - 7 T26p
EPRA Net Initial Yield and “topped-up” Net Initial Yield [Unaudited)
2020 2019
£m . fm
Investrment property - wholly-owned 7,941 8761
Investrent property - share of joint ventures and funds 3,236 3,555
Less developments, residential and land _(1,149) (1098
Completed property portfolio - 10,637 11,218
Allowance for estimated purchasers’ costs . _ . 724 [E1N
Gross up completed property portfolic valuation (A) - - ' 10761 11945
Annualised cash passing rental income o o T BV
Property outgoings (21 (14]
Annualised net rents (B) ' - - - - 7 T 4% 534
E{_Ent expiration of rent-free periods and f\xed_u@;_ ] _ . ] \ 49 @
“Topped-up’ net annualised rent [C) ) T o © B45 54b
EPRA Net Initial Yield (B/A) 4.6% 4.5%
EPRA ‘topped-up’ Net Initial Yield {C/A] 5.1% 47%
Including fixed/minimum uplifts received in lieu of rental growth . _ ) 8
Total “topped-up’ net rents (D) ' 55% 574
Qverall 'topped-up’ Net Initial Yield (D/A) 5.2% 4.8%
Topped-up’ net annualised rent T T T T T 4§ Shb
ERV vacant space 38 22
Reversiong 13 30
Total ERV (E] - ' - 596 618
Net Reversionary Yield (E/A} -  55% 5.2%

1 The weighted average period over which rent-free periods expire is ane year [2018/1% one year]
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Table B continued

EPRA Net Initial Yield [NY) basis of calcutation

EPRA NIY is calculated as the annualised net rent (on & cash flow basis], divided by the gross value of the completed property portfolio.
The valuation of our completed property portfolio 1s determined by our external valuers as at 31 March 2020, plus an allowance for
estimated purchaser's costs. Estimated purchaser’s costs are deterrmined by the relevant stamp duty liability, plus an estimate by our
valuers of agent and legal fees on notional acquisition. The net rent deduction allowed for property outgoings is based on our valuers’
assumptions on future recurring non-recoverable revenue expenditure.

In caleutating 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. Overall ‘topped-up” NIY 1s calculated by adding any
other contracted future uplift to the topped-up’ net annualised rent.

The net reversionary yield 1s calculated by dividing the total estimated rental vatue [ERV] for the completed property portfolic,
as determined by our external 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 value of the completed
property portfalio.

EPRA Vacancy Rate
2020 e
£m tm
Annualised potential rental value of vacant premises 38 24
Annualised potential rental value for the completed property portfolio 603 629
EPRA Vacancy Rate 6.3% 4.1%

The above is stated for the UK portfolio enly. A discussion of significant factors affecting vacancy rates is included within the Strategic
Report [page 56).

EPRA Cost Ratios (Unaudited)

2020 e
£m tm
Property operating cxpenses’ 69 34
Administrative expenses 73 80
Share of joint venturas and funds expenses 14 11
Less: Performance and management feas [from joint ventures and funds) 8} 18
Net other fees and commissions (5} i2]
Ground rent costs and operating expenses de faclo included in rents el 9
EPRA Costs lincluding direct vacancy costs) (A) 127 106
Direct vacancy costs - (30} (13)
EPRA Costs [excluding direct vacancy costs) (B 97 33
Gross Rental Income less ground rent costs and operating expenses de facto included inrents 398 414
Share of joint ventures and funds (GRI less ground rent costs| B L 142 153
Total Gross Rental Income less ground rent costs [(C) 540 547
EPRA Cost Ratio [including direct vacancy costs] [A/C} 23.5% 18.7%
EPRA Cost Ratio [excluding 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 ¢osts 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 aperating expenses capitalised {including share of joint ventures and funds) [} b

1 Included within property operating expenses in the current year 15 £15m [2018/19 £nil] in relation to write-offs and provision against tenant incentive balances held by the
group and £9m (201819 £nd) inrelation to write-offs of guaranteed rent Increases

In the current year, employee costs in relation to staff time on development projects have been capitalised into the base cast of relevant

development assets. In addition to the standard EPRA Cost ratios [both including and excluding direct vacancy costs), adjusted versions

of these ratios have also been presented which remove the impact of the impairment of tenant 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 il
£m £m
Rent receivable’ 558 587
Spreading of tenant incentives and guaranteed rent increases 13 [13]
Surrender premia 5 2
Gross rental income o 560 576
1 Graup gross rental incorne includes £3m of alt inclusive rents relating to serwce charge income,
The current and prior year information is presented on a proportionally consolidated basis, excluding non-contreolling interests.
Table D: Property related capital expenditure
2020 2019
Joint Jdownt
ventures ventures
frnun and funds Taotal Group and funds Total
£m £m £m Em tm tm
Acquisitions 94 54 148 221 15 236
Development 156 126 282 183 91 274
Like for like portfolic’ 83 20 103 35 19 54
Other 18 mo 29 12 8 20
Total property related capex - 351 211 562 451 133 584

1. Includes £36m of flexible workspace fi-aut 1n the current year which has been reclassified from property, plant and cquipment to property additions.

The above is presented on a proportionally consolidated basis, excluding non-controlling interests and business combinations.
The 'Other’ categary contains amounts owing to tenant incentives of £12m [2018/1%: £7m], letting fees of £3m (2018/19: £5m),
capitalised staff costs of £6m [2018/19- £4m) and capitalised interest of £8m (2018/19: £3ml.
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OTHER INFORMATION (UNAUDITED)

[Bata includes Group's share of Joint Ventures and Funds)

Sales
Price Price Annual

[100%] |BL. Share}  Passing Rent
Since 1 April 2079 Sector £m £m £m’
Completed
Partfolio of Sainshury's stores Retail 522 246 15
David Lloyd, Croydoen Retail 22 27 1
Homebase, Walton on Thames Retait 20 20 1
Debenhams, Bournemouth Retail 8 8 !
Clarges? Residential 86 84 -
Total - 658 382 18
1. BL share of annualised rent topped up for rent irees
2. £&m of which exchanged priorto FY20
Purchases

Price Price Annual

1100%] |BL Sharel Passing Rent
Since 1 April 2019 Sector £m £m £m'
Completed
West Une Offices 217 54 2
6 Orsman Road, Haggerston Offices 37 32 ?
Aldgate Place, Phase 2 Residential 19 19 -
Former ToysRus unit, Stackton-on-Tees Retail 8 8 -
Samnsbury's, Burton upon Trent Retail 5] o 1
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%"’
JVs &
Group Funds Total
At31 March 2020 E£m £m £m HA Hz Fr
West End 4191 53 4 204 [0.1) 15 1.4
City 300 2,269 2,969 1.3 2.5 3.7
Offices L4517 2322 6,773 0.6 1.9 23
Retail Parks 1115 724 1,839 112.4) [18.8) (28.7)
Shopping Centre 753 757 1510 (11.8i (19 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) (11.0] (19.8}
Leisure 249 19 268 0.8 (8.4) (7.1
Retail 7 2,372 1,501 3,873 (10.7} 118.2) (26.1)
Residentialz 147 -y (2.1) 0.6) (27
Canada Water B 3é4 - 364 124 sl 98
Total 7334 3,823 11,157 [4.3) (631 _(10.1)
Standing Investments ) 6,593 3,432 10,025 (5.2) 17.4] 2.0
Developments 741 391 1,132 4.6 2.3 6.5

T Valuation movement during the year (after taking account of capital expenditure] of properties held at the balance sheet date, including developments [¢lassified by end

usel purchases and sales.
2. Stand-alone residential.

Gross Rental income!

12 montns to 31 March 2020

Annyalised as at 31 March 2020

Ws& s &
Accounting Basis £m Group Funds Total Group Funds Total
West End 105 1 154 144 2 146
City 15 69 84 7 63 70
Offices 170 70 240 151 45 216
Retail Parks 4 o8 152 90 55 145
Shopping Centre 64 a2 116 61 49 110
Superstores 5 h 10 5 ? 7
Department Stores 7 - 7 5 - 5
High Street 4 - [ b - )
Leisure 15 1 16 14 1 15
Retail B 191 116 307 181 107 288
Residential? 4 - 4 4 - b4
Canada Water 7 - ? 8 - 8
Total 374 186 560 344 172 516

1 Gross rental income will differ from annualised valuatior rents due to accounting adjustments for fixed & minimum cantracted rental uplifts and lease incentives

2. Stand-alone residential
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Portfolio Net Yields'?

EPRA topped averall Net equivm::: Net
EPRARet upnetipitial  topped up net equivalant yield reversionary ERY
iritial yield yield initial yield yield movement yield Growth
As at 31 March 2020 % ¥ Yo % bps Yo %*
West End 35 4.1 4.1 4.3 - 48 24
City 32 4.0 4.0 4.5 (14] 53 45
Offices 3.4 4.1 4.1 44 (4 50 3.2
Retail Parks 7.0 7.2 7.3 7.0 17 6.8 {13.6)
Shopping Centre 4.1 62 63 6.4 99 b4 (0.2}
Superstore 6.9 6.9 69 5.7 38 5.4 (9.8)
Department Store 19.6 15.6 22.9 ?.2 185 10.4 (17 8l
High Street 18 40 4.0 2.9 57 59 (9.8
Leisure 5.3 5.4 6.0 58 22 2. [1.2)
Retail 6.5 6.6 6.9 6.6 101 6.5 1.7
Canada Water 3.4 3.4 3.4 4.0 25 4.0 15.8)
Total 4.6 5.1 5.2 5.2 38 5.5 14.7)
On a proportionally consolidated basis including the Group's share of joint ventures and funds
T Inclading noticnal purchaser s costs.
2. Excluding committed developments, assets held for developrnent and residential assets
3 including rent contracted fram expiry of rent-free periods and fixed uplifts not in heu of rental growth.
4 fnclud ng hixed/minimurn uplifts [excluded from EPRA definitian)
5 As calculated by IPD
Total Property Return (as calculated by IPD)
12 months te 31 March 2020 Offices Retail Total
Y British Land IPD British Land IPD British Land IPD
Capital Return 2.5 (0.5) (27 3] [14.5) [10.3) (4.8
- ERV Growth 3.2 1.3 (11.7] (5.8) [4.7) 1.0]
- Yield Movermant’ [4bps] (?bps) 101bps 59bps 38bps 18bps
Income Return 3.1 38 62 5.4 43 4.5
Total Property Return 5.7 3.3 {22.6) (9.8) (6.4 (0.4
On a preportionally consolidated basis including the Group < share of joint ventures and funds.
1 Neteguwvalent yield moverment.
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OTHER INFORMATION [UNAUDITED! CONTINUED

Top 20 Tenants by Sector

As at 31 March 2020 rerail :f've:: office :f::t'
Retail ) Offices o
Tesco ple! 7.8 Facebook 7.8
Next plc 49 Government b4
Kingfisher 3.6 Dentsu Aegis? A
Walgreens (Boots) 3.5 Visa 4.0
M&S Plc 2.8 Herbert Smith Freehills 3.2
J Sainsbury 2.5 Gazprom 2.5
Dixons Carphone 25 Microsoft Corp 2.4
Debenhams 25 Vodafone 20
Frasers 2.4 Tullett Prebon 2.0
1D Sports 2.2 Deutsche Bank 1Y
TIX [TK Maxx] 2.7 Henderson 1.7
Arcadia Group 2.0 Reed Smith 1.7
New Look 1.9 The Interpublic Group [McCannl 1.6
Asda Group 17 Mayer Brown 1.4
Virgin 1.6 Skyscanner 1.3
TG Fridays 1.5 Mimecast Lid 13
Steinhoff 1.5 Credit Agricole 1.2
H&M 1.4 Aramco 1.2
Hutchison Wharnpoa Ltd 1.4 Kingfisher 1.2
DFS Furniture 13 Monzo Bank 1.1

1. tncludes £3.4m at Surrey Guays Shopping Centre,

2 Taking into account their pre-let of 313,000 sq ft at T Trifon Square, % of contracted rent would rise to [3.0%. As part of this new letting, Dentsu Aegss have an option lo
return their existing space at 10 Triton Street in 2021, If this option 1s exercised, there 15 an adjustment to the rent free period in respect of the letting at 1 Triton Square

to compensate British Land

216  British Land Annual Repert and Accounts 2020



Major Holdings

BL Share Sqft Rent (100%) Occupancy Lease
As at 31 March 2020 Y ‘ooo £mpa'* rate % tength yrs**
Broadgate 50 4,468 162 76.9 63
Regent’s Place 100 1,740 80 97 3.3
Paddington Central 100 958 Lb 97.6 58
Portman Square 100 134 10 100.0 5.4
Meadaowhall, Sheffield 50 1,500 a2 947 4.9
Drake’s Circus, Plymouth 100 1,190 20 901 6.3
Teesside, Stockton 100 969 14 96.5 3.8
Ealing Broadway 100 240 15 921 3.8
Glasgow Fort 78 510 20 967 5.7
New Mersey, Speke 58 502 14 Q4.4 5.7

1 Annualised EPRA contracted rent including 100% of Jaint Ventures & Funds
2 Includes accommodation under offer or subject to asset management

3 Weighted average to first break

4. Exctudes commitled and near term developments

Lease Length & Occupancy

Average lease length yrs

Occupancy rate %

EPRA
As at 31 March 2020 To expiry To break Occupancy Occupancy'”?
West End 4.4 5.4 97.6 977
City 7.5 6.3 85.4 96,4
Offices 6.8 5.7 92.9 97.3
Retail Parks 4.8 5.5 941 ?6.1
Shopping Centre 6.6 o4 94.2 35.6
Superstores 6.9 68 100.0 100.0
Department Stores 181 9.1 97.9 97.9
High Street 4.7 4.0 91.7 92.1
Leisure 14.6 14.3 931 23.1
Retail ) - . 173 5% 94.2 95.7
Canada Water 4.9 4.7 97.7 7.9
Total 7.0 5.8 923.6 6.6

1 Space atlocated to Storey 1s shown as occupied where there 1s a Storey tenant in place otherwise 1t 1s shown as vacant Total occupancy would nise from 96.6% to 97 1%0f

Storey space were assumed to be {ully e
2. Includes accommodation under offer or subject to asset management.

3. Where occupiers have entered administration or CVA but are still Lizble for rates, these are treated as occupied Reflecting units currently occupied but expected to

become vacant, then the occupancy rate for Reta would reduce from 25 7% to 94 7%, and total accupancy would reduce from §6.6% to 946.0%.
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OTHER INFORMATION [UNAUDITED] CONTINUED

Portfolio Weighting

2019 2020 2020
As at 31 March % €m
West End 33.0 377 4,204
City 18.7 230 2569
Offices 51.2 60.7 6,773
Retail Parks 21.0 165 1,839
Shopping Centre 17.2 13.5 1,510
Superstores 2.7 0.8 89
Department Stores 0.6 0.3 33
High Street 1.4 12 134
Leisure 24 2.4 268
Retail 45.3 34.7 3,873
Residential! ] 1.0 1.3 147
Canada Water ) 2.5 3.3 384
Total ) 100.0  100.0 11,357
London Weighting 81% 1% 7,878
1 Stand-zlane residentia,.
Annualised Rent & Estimated Rental Value {(ERV)

Annualised rent [valuation basis| Em’ ERV £€m Average rent £psf

As at 31 March 2020 Group JVs B Funds Total Total Contracted? ERV
West End® 136 2 138 191 62.8 69.4
City* 6 b4 70 118 50.3 63.1
Offices® 3 142 66 208 309 58.0 66.9
Retait Parks 91 58 149 140 250 229
Shopping Centre 62 51 113 116 29.7 29.9
Superstores 7 - 7 5 21.0 17.1
Department Stores b - 6 4 6.6 4.6
High Street b - 6 7 13.1 18.6
Leisure 14 1 15 15 171 163
Retail 184 110 296 289 24,1 23.0
Residential: 4 - 4 4 47 374
Canada Waters 8 - 8 9 17.7 205
Total 340 176 516 611 30,9 33.4

1 Gross rents plus, where rent reviews are outstanding, any increases to ERV [as determined by the Group's external valuers), less any ground rents payable under head

leases, excludes contracted rent subject to rent free and future uplift

Annualised rent, plus rent subject to rent free
Epsi metrics shown far office space only.
Standalone residential,

Reflects standing investment only

(S =N RN N
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Rent Subject to Open Market Rent Review

For periad to 31 March 2021 2022 2023 2024 2025 2021-23 2021-25
As at 31 March 2020 Em £m £m £m £m €m £€m
West End 17 ? 23 7 i 49 72
City 17 - - 15 1 M 37
Offices 28 9 23 22 27 60 109
Retail Parks 17 " 14 4 ) 42 34
Shopping Centre 12 7 12 7 4 31 42
Superstores - - - 1 3 - A
Department Stores - - 1 ? - 1 3
High Street - - 1 - - 1 1
Leisure - - - - 1 - 1
Retail o 29 18 28 16 14 75 105
Residential = 1 - - - 1 1
Canada Water' - - - - - - -
Total ' 57 28 51 38 41 136 215
Un a proporticnally consol.dated basis including the Group's share of joint ventures and funds.

1 Reflects standing investment orly,

Rent Subject to Lease Break or Expiry

For period to 31 March 2021 2022 2023 2024 2025 2021-23 2021-25
As at 31 March 2020 £m £m £m £m £m £m tm
West End 13 29 17 14 16 59 a9
City 12 3 4 12 6 19 37
Offices o 25 32 21 26 22 78 126
Retail Parks 17 11 %6 25 12 4 81
Shopping Centre 14 14 14 14 7 47 63
Superstores - 2 - - 2 2
Departrnent Stores - 3 - - - 3 3
High Street i 1 1 1 1 4 &
Leisure - - - - - - -
Retail 33 29 33 40 20 95 155
Residential ] 3 - - - - 3 3
Canada Water' _ 1 1 1 2 - 3 5
Total :7 o 62 62 55 68 42 179 289
% of contracted rent 109 10.8 9.6 11.8 7.4 31.3 50.5

On a propoerticnatly consolidated basis including the Group s share of joint ventures and funds,

1 Reflects standing investment only,
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OTHER INFORMATION {UNAUDITED] CONTINUED

Recently Completed and Committed Developments

Currert

BL Share 100% 5q ft  PC Calendar Volue  Costtocome ERV Let
As at 31 March 2020 Secior % 000 Year £m £m’ £m?® £m
1 Finsbury Avenue Office 50 237 Q1209 171 - 83 7.0
135 Bishopsgate Office 50 335 Q12020 214 97 87
Plymeuth [Leisure) Retail 100 108 Q42019 26 2 18 12
Total Recently Completed ] 730 411 2 19.8 169
100 Liverpool Street Dffice 50 524 Q32020 378 27 19.3 15.4
1 Triton Square? i Office 00 366 Q22021 385 49 22.6 218
Total Committed ) 890 763 76 419 37.2
Other Capital Expenditure* 57

1. From 1 April 2020. Cost to come excludes notional interest as interest is capitalised indvidually on each developimenl al vur capilalisatiorn rate.

2 Estimated headline rental value net of rent payable under head leases excluding tenant incentives)

3 ERV let & under offer of £21.8m represents space taken by Denlsu Aegis. As part of this letting, Dentsu Aegis have an option to return their existing space at 10 Triton
Street in 2021, If this option Is exercised, there 1s an adjustraent to the rent free period in respect of the lelting at 1 Triton Square to compensale British Land
4 Capex cormnmitted and underway within our investment portfolio relating to leasing and asset managemeant.

Near Term Development Pipeline

Current Let & Under

EL Share 100% sq ft Earliest Start VYalue Costte Come ERY Offer
As at 3% March 2020 Sector ‘000 On Site £m £m' £m? £m  Planning Status
Norton Folgate Office 100 336 Q32020 95 280 229 - Consented
1 Broadgate Office 538 Q220 76 230 200 - Consented
Aldgate Place, Phase 2 Residential 100 133 042020 37 95 7.0 Consented
Total Near Term B 1,007 228 605 49.0 -
Other Capital Fxpenditure?® 22

1 Frorm 1 Apnil 2020. Cost to come excludes notional interest as interest s capitalised indnvidually on each development at our capitalisation rate.

2. Estumated headline rental value net of rent payable under hesd leases lexcluding tenant incentives}
3. Forecast capital commitments within our nvestment portfolio over the next 12 months relating 1o leasing and asset enhancement.

Medium Term Development Pipeline

Bl. Share 100% Sq it
As at 31 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 20 452  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 6,861 '

. Planning cansent for previous 240,000 sq ft scheme

2. On drawdown of the Master Development Agreement, ownership reduces to 80% with LBS awning 20% LBS ownership will adjust over tima depending on level of

investrment 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 lour managed portfolio] and all
developments over £300,000 with planning permission, onsite or completed in the year. The exception is EPC and flocd risk data,

where we repert on all assets under management. As at 31 March 2020, our managed portfolio 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 corporate strategy, our sustainability strategy is built around four focus areas, which address major social, economic
and environmental trends to create value for our stakeholders and the business. Here is an overview of our recent performance.

For cur full methodology, more detailed data and the 2020 DNV GL. assurance statement, please see our Sustainability Accounts 2020

at www.britishland.com/data.

Overall Forra
Indicators' 2020 T e - le ‘I:
Continued inclusion in three out of four sustainahility indices: DJSI Europe, IA/A &fb -
DJSI World, FTSE4Good and GRESB o o L
Major developments on track to Implement Sustainability Brief 100% 100% 22422
(O
Wellbeing [Custormer Onentat'on) Zortien ans e L
Indicators® Ao liengets 2020 K assebe o
Deliver a WELL certified commerciat office to shell and core, and set corporate
palicy for future developments Deliver On track On track -
Develop and pilot retail wellbeing specification Deliver Completed |In progress -
Increase the sense of wellbeing for shoppers, retailers and occupiers at our places  increase 8% 0 84% -
Define and trial a methodology for measuring productivity in offices Deliver Completed Completed -
Research and publish on how development design impacts public health outcomes Deliver Completed Completed -
Pilot interventions to improve local air guality 3 2 |nprogress -
Injury Incidence Rate [RIDCOR] Offices 33.96 14.77 46146
Retail _ . 000 0DV - 5757
Injury Frequency Rate [RIDDOR] Developments 0.04 0.12 49/52
&
Community (Right Places] Frormar
Indicators Lty st 2020 S las e
Implement our Local Charter at key assets and major developments 100% 4% 2% -
British Land employee skills-based volunteering 20% 19% 17% -
British Land employee volunteering 0% 68% 81% -
Community programme beneficiaries 40,076 36,358 -
Futureproofing [Capital Efficiency] Permarrance U2 eeepe
Indicators Al targats 2020 it assets o a1
Current new developments on track to achieve BREEAM Excellent for Offices and
Excellent or Very Good for Retail 100% 100% 92% 100%
Carbon [Scope 1and 2} intensity reduction versus 2009 (index scored] 55% 73% b4% 73/73
Landlord energy intensity reduction versus 2009 [index scored) 55% _55% 44% 7373
Electricity purchased from renewable sources 100% 96% 6% 102/106
Average reduction in embodied carben emissions versus concept design
on major developrnents o 15% 16% 10% -
Waste diverted from landfill: managed properties and developments _100% 99% 79.6% 133/147
Portfolio with green building ratings [% by floor area) B _ 23% 18% 100%
Energy Performance Certificates rated F or G (% by floor areal 5% % 2587/5()06
Partfolio at high risk of flood (% by value) - B 2% 3% 174/174
High flood risk assets with flood management plans [% by value) 100% 100% 717

1. inthis financial year we were bisted in 0JSI 2019 World and Europe, awarded a green star in GRESB 2019 and ranked in the top 98" percentile of FTSE4AGood 2019.
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SUSTAINABILITY PERFORMANCE MEASURES CONTINUED

23

Skills and opportunity (Expart People)

Pabanaree

Uz scope
Indicators 2Al argale 2020 Fur e L 1)
People supported into employment [cumulativel 1,700 1,745 1,232 -
Strategic suppliers agreed with terms of our Supplier Code of Conduct 100% 96% 53% -
Prioritised supplier workforce who are apprentices 3% 2.1% 2.4% 147/278
Pilot a Living Wage Zone at a London carmpus. Delwer Piloted |n progress -
Workforce paid at least Living Wage Group employees 100% 100% 100% -
Foundation rate Supplier workfarce at managed
- o properties 78% 66% 101/101
Developments supply chain spend within 25 miles 66% 66% $/10

EPRA best practice recommendations on sustainability reporting

We have received LGold Awards Tar sustainability reporting Tearm the Eurspean Public Real Estate Association [EFRA, eight years
running. For our full EPRA sustainability reporting, methodology and the 2020 DNV GL assurance statement, please see our
Sustainability Accounts 2020 at www . britishland.com/data.

Selected data has been independently assured since 2007. Selected data in the Sustainability Accounts for 2020 has
been independently assurad by DNV GL in accordance with the International Standard on Assurance Engagements [ISAFE]
3000 revised - Assurance Engagements other than Audits and Reviews of Historical Financial Information” [revised)], sBPR
issued by the International Auditing and Assurance Standards Board.
Environmental’ RN T
Indicators 2020 Ea Al [T A
Total electricity consumption [MWHR] o ) 151,504 154,632 162,833 102/106
Total district heating and cooling consumption [MWh] 0 0 0 -
Total fuel consumption (MWh] 37,156 36,290 37500 81/85
Building energy intensity [kWh} Offices [per m] ) 10299 136,40 145.71 31/31
Retail - enclosed [per m?) 132.10 14902 156.48 8/8
Retail - open air [per car parking space) 160.46 161 04 168.13 34/34
lotal direct [Scope 1] greenhouse gas emissions [tonnes U0ge] 6,945 6,956 6967  _8l/85
Total indirect [Scope 2) Location based 15,373 20,258 27,301 102/106
greenhouse gas emissions
tonnes CO.e] Market based 669 1,549 1,875 102/106
Greenhouse gas intensity from Offices [per m? 0.032 0.044 0.055 31731
building energy consumpticn Retall - enclosed [per m?] 0.037 0043 0.056 B/8
ltonnes CO.el Retail - open air [per car parking space) 0.044 0.049 0.062 "_34/1_’:_4
Tatal water consumption (m3 _ B14,658  5RI08) 414021 74/7¢
Building water intensity (m?) Offices [per FTE] 12.1 14.09 15.56 30/30
Retail - enclosed [per 10,000 visitors) 13.5 nr Nr 8/8
o B Retail - open air [per 10,000 visitors) 154 nor Nr o 1819
Total non-hazardous waste by 10,065 10,818 11,207
disposal route (tonnes and %] Re-used and recycled 58% 57% 56% 85/90
7,368 8,182 8,887
Incinerated 42% 43% L A% BS90
2 2 b
- Landfilled 0% 0% 0% 85/90
Total hazardous waste 8 5
by disposal route [tonnes and %)  Re-used and recycled 84% 44% o _85/9%0
2 7
Incinerated 16%  56% nr 85/90
0 0
Landfilled o 0% or 85/90
Sustainably certified assets - Ato B o S 25% C22%  23%  2587/3006
Energy Performance Certificates Cto E 70% 73% 72%  2587/3006
(% by floor areal Fo G % s 5% 2587/3006

1 Asper EPRA best practice recommendations, total energy and water data covers energy and water procured by Bntish Land Energy and carbon intensity data covers
common parts and shared services for Offices and common parts for Retail Water intensity data covers whole builldings for Offices and cormmon parts for Retail
Per m‘ comprises net internal areas for Offices and common parts for Retail.
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Social

Indicatars 2020 s : .
Employee diversity - gender Male 49%  4B% 51% -
Female 51% 52% A% -
Employee gender pay ratic (median Executive Directors - - - -
remuneration, female to malel Senior management 89% 87% 89% -
__ Middle and nommama-gement_j__. o -___ ) ) -_'-ﬂ% 745% £9% -
Employee training — average hours 23.6 13.4 14.2 -
Employee annual performance review 100% 100% 100% -
Employee new hires rate 12% 17% Z20% -
Employee turnover — departures rate e 2% 9% 15% -
Employee health and safety Absentegrgte 1% 1% 1% -
Injury frequency rate 0 0 0 -
Lost day rate 0 348 0 -
Work-related fatalities 0 0 c. -
Asset health and safety Froportion subject to health 100% 100% 100% 100%
and safety review [%)] )
L Incidents of non-compliance 0 0 0 100%
Pregress implementing our Implerment our Local Charter at key assets Charter
Local Charter at key assets and and major developments (% progress) 94% ¥2%  updated -
major developments Proportion of managed portfolio (floor area) 80% 83% - 1917191

where Local Charter or other community
activity iImplemented

Governance

Indicators

Annual Report and Accounts

2E0

Compoesition of the highest governance body

Board's Executive and Nan-Executive Directors page 92.
Tenures of Non-Executive Directors page 107,

Nominating and suele-cti-ﬁg the highest gévérnance bodiy '
Corporate-level performance

Process far managing conflicts of interest

Appointment process for new directors page 106.

Board procedure for managing conflicts of
interest page 99.
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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 2018 2014 2013 2012 2011
£m £m £m £m £m £m £m £m £m Em

Income’ o o
Gross rental income 560 576 613 643 654 418 597  8&7 572 541
Net rental income 478 532 574 410 620 585 562 541 D4é 518
Net fees and other income 13 10 15 17 17 17 15 15 17 18
Interest expense [netl (111 (121) (128) {151 1180] (207] (202) (206) {218) (212]
Adrministrative expense ) (4 (81 183) (86 (94) [88) (78) {74 (74) (68)
Underlying Profit 306 340 380 390 363 312 297 274 2469 256
Exceptional costs
[not included in Underlying Profit)* - - - - - - - - - -
Dividends declared 148 298 302 296 287 277 266 234 231 231
Summarised balance sheets
Total properties at valuation * 11,177 12316 13716 13940 14648 13,677 12040 10,499 10,337 9572
Net debt 13,854 (3521] (3,973] [4.223] (4765 [4918] (4,890 [4,266)  [4.690)  [4,173]
Other assets and Labilities . e (144) (183] [219] 191 276 123) (260) [266] (298]
EPRA NAV/Fully diluted adjusted
net assets 7,213 8,649 9,560 3,498 10,074 9,035 7,027 5.967 5,381 5,101
Cash flow movement - Group only
Cash generated from aperations 404 417 351 379 347 318 243 197 21 182
Jther cash flows from operatians (29 14} 2 (6] 147) (33} (24] (7] B) 28
Net cash inflow from
operating activities 375 613 353 363 294 285 219 190 206 210
Cash (outflow) inflow from capital
expenditure, imvestments,
acquisitions and disposals [361] 187 244 ATD 270 [111] [AAN] {7n7) [R47) (740)
Equity dividends paid , __1295) (298] (304) (295 (235] (228) [7159] (203) [212] 1139)
Cash inflow {outflow] from
management of liquid resources
and financing o 232 [365) (404) (538 (283] 20 07 213 630 157
[Decrease] increase in cash” (49) 137 (91 - b (34] 7 12 77 12}
Capital returns
[Reduction] growth in net assets” f16.61% (2.51% 0.7% (5.71% 11.5%  28.6% 17.8% 10.9% 5.9% 15.7%
Total return (11.01%  (33]% 8.9% 2.7% 14.2% 24.5% 20.0% 4.5% 9.5% 17.7%
Total return — pre-exceptional (11.00%  (3.3]% 8.9% 2.7% 14.2% 24 5% 20.0% 4.5% ?.5% 17.7%
Per share information 7
EFRA net asset value per share 774p 905p 967D 916p 919p 829p 488p 596p 595p  567p
Memorandum
Dividends declared inthe year 16.0p  31.0p 30.1p 29.2p 28.4p 27.7p 270p  264p 26.0p 26.0p
Dividends paid in the year 31.5p 30.5p 29.6p 28.8p 28.0p 273p  267p 26.3p 26.0p 26.0p
Diluted earnings
Underlying EPRA earnings per share 32.7p 34.9p 37.4p 378p 34.1p 30.6p 29.4p 30.3p 29.7p 28.5p
IFRS (loss) earnings per share* (110.0)p (30.0lp 48.5p 147 119.7p  1673p  110.2p 31 5p 53.8p 85.2p

1. Including share of joint ventures and funds.
2. Represents movement in diluted EPRA NAV.
3

. Including surplus over book value of trading and development properties,
4. Including restatement in 2016 and exceptional finance costs in 2009: €119m.
5. Represents movement 1n 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
2020/21 of holdings % 31 March 2020 %
1-1.000 4,955 54.58 2,100,543 0722
1,001-5,000 2,636 2904 5,804,849 0.62
5,001-20,000 637 7.02 6317738 .67
20,001-50,000 232 7256 7.43%.394 0.79
50,001 -Highest 418 681 916275573 9769
Total 7,078 100.00 937,938,097 100.00
Holder type
Indrduals 3,580 61.00 10,116,522 1.08
Nominee and
institutional
nvestors 3498 38.50 927821575  98.92
Total 2,078 100.00 937,938,097 100.00

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 BN$9 6DA

Tel: 0371 384 2143 (UK callers]
Tel: +4£ (01121 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:

- view your British { and sharzhelding online
- update your details
- etect toreceive 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 phane.

For more information, contact Equiniti at www.shareview.co uk/
dealing or call 0845 603 7037 (Monday to Friday excluding public
holidays from 8.30zm 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 sharehelder communications

The British Land corporate website contains a wealth of
material for sharehelders, including the current share price,
press releases and information on dividends. The website can be
accessed at www . britishland.com.

British Land encourages its shareholders to receive shareholder
communications electronically. This enables shareholders

to receive information quickly and securely aswellasin 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 uneconomic to sell them, may wish to consider
donating their shares to charity. ShareGift is a registered
charity [No. 1052686] whuch collects and sells unwanted shares
and uses the proceeds to support a wide range of UK charities
A ShareGift denation form can be obtained from Equiniti.

Further information about ShareGift can be obtained from their
website: www.sharegift.org.

Honorary President

In recogmition of his work building British Land into the industry
leading company it is today, 5ir John Ritblat was appointed as
Honorary President on his retirement from the Board in
December 2006.

Registered office

The British Land Company PLC
York House
45 Seyrmour Street, London W1H 7LX

Telephone: +44 [0)20 7486 4466
Registered number: 621920

Website: www . britishland.com
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SHAREHOLDER INFORMATION CONTINUED

Dividends

As g REIT, British Land pays Property Income Distribution [PID)
and non-Property Income Distribution (non-PI0) dividends. More
information on REITs and P10s can be found in the Investors
section of cur website at www.britishland.com/investars/dividends.

British Land dividends can be paid directly into your bank or
building society account instead of being despatched to you by
cheque. Mare information about the benefits of having dividends
paid directly into your bank or building society account, and the
randate farm to set this up, can be found in the Investors
section of ocur website at www . britishland.com/investors/
dividends/dividends-direct-ta-your-bank.

Serip Dividend Scheme

British Land may offer shareholders the epportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time.
The Scrip Dividend Scherne allows participating shareholders
to receive additional shares instead of a cash dwidend.

For more information please visit the Investors section

of our website at www britishland.com/investors/dividends/
scrip-dividend-scheme.

Unsolicited mail

British Land 15 required by law to make its share register
available on request to other orgarusations. This may result in
the receipt of unsolicited mail. To limit this, shareholders may
register with the Mailing Preference Service. For more
information, or te register, visit www.mpsonline org.uk.

Shareholders are also advised to be vigilant of share fraud which
includes telephone calls offering free investment advice or
offers to buy and sell shares at discounted or highly inflated
prices. If it sounds too good to be true, it often is. Further
information can be found on the Financial Conduct Authority's
website www.fca.org.uk/scams or by calling the FCA Consumer
Helpline on D800 1171 6768,
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Tax

The Group elected for REIT status on 1 January 2007, paying

a £308rm conversion charge to HMRC in the same year. As a
consequence of the Group's REIT status, tax is not levied within
the corporate group on the qualifying property rental business
but is instead deducted from distributions of such income as
Property Income Distributions Lo shareholders. Any income
which does not fall within the REIT regime is subject to tax
within the Greup in the usual way. This includes profits on
property trading activity, property retated fee incerne and
interest income. We continue to pass all REIT tests ensuring
that our REIT status is maintained.

We wark proactively and openly to maintain a constructive
relationship with HMRC. We discuss matters in real-time with
HMRC and disclose all relevant facts and circumstances,
particularly where there may be tax uncertainty or the law is
unclear. HMRC assigns risk ratings to alt large companies.
We have a low appetite for tax risk and HMRC considers us to
be 'Low Risk’ (a status we have held since 2007 when the
rating was first introduced by HMRC].

Further information on our Tax Strategy can be found in Cur
Approach ta Tax Strategy at www britishland com/governance.



Forward-looking statements

This Annual Report contains cartain [and we may make other
verbal or written] forward-looking' statements. These forward-
locking statements inctude all matters that are not historical
fact. Such statements reflect current views, intentions,
expectations, forecasts and beliefs of British Land concerning,
among cther things, our markets, activities, projections,
strategy, plans, initiatives, chjectives, performance, financial
condition, liquidity, growth and prospects, as well as
assumptions about future events. Such forward-leoking’
statements can sometimes, but not always, be identified by their
reference to a date or point in the future, the future tense, or the
use of forward-looking” terminology, including terms such as
‘believes’, ‘considers’, ‘estimates’, ‘anticipates’, ‘expects’,
forecasts’, 'intends’, ‘continues’, 'due’, ‘potential’, ‘possible’,
‘nlans’, ‘'seeks’, ‘projects’, budget’, ‘goal’, ‘guidance’, ‘trends’,
Tuture’, ‘outiook’, ‘'schedule’, target’, 'aim’, ‘'may’, likely to’,
will', 'would’, ‘could’, should” or similar expressions or in each
case their negative or other variations or comparable
terminology. By their nature, forward-looking statements
involve inherent known and unknown risks, assumptions and
uncertainties because they relate to future events and
circumstances and depend on circumstances which may or may
not occur and may be beyond our abtlity to contral, predict ar
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
staternents. Recipients should not place reliance on, and are
cautioned about relying on, any forward-looking statements.

fmportant factors that could cause actual results (including the
payment of dividends), performance or achievernents of British
Land to differ materially from any outcomes or results
expressed orimplied 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, [c] industry and
market trends [including demand in the property investment
market and property price volatility), (d) competition, (] the
behaviour of other market participants, [fl changes in
government and other regulation including in relation to the
environment, health and safety and taxation lin particular, in
respect of British Land’s status as a Real Estate Investment
Trust], gl inflation and consumer confidence, [h] labour
relations and work stoppages, {il 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 portfolioc management, [l legal or other
proceedings against or affecting British Land, [m] reliable and
secure IT infrastructure, (n] changes in occupier 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,
(q) 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
(inclusive). Forward-looking statements in this Annual Report,
or the British Land website or made subsequently, which are
attributable to British Land or persons acting on its behalf,
should therefore be construed in light of all such factors.

Information contained in this Annual Report relating to British
Land orits share price or the yield on its 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,
employees or advisers), including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achieverment or reasonableness.

Other than in accordance with cur legal and regulatory
obligations (including under the UK Financial Conduct
Autharity's Listing Rules, Disclosure Guidance and
Transparency Rules, the EU Market Abuse Regulation, and the
requirements of the Financial Conduct Authority and the London
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 therelo 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 subsequent to

this date.

Nothing in this document shall constitute, in any jurisdiction,

an offer or sclicitation to sell or purchase any securities or other
financial instruments, nor shall it constitute a recommeandation,
invitation or inducement, or advice, in respect of any securities
or other financial instruments or any other matter.

The Annual Report has been prepared for, and only for, the
members of British Land, as a body, and no other persons.
British Land, its Directors, officers, employees or advisers do
not accept or assume responsibility to any other person to who
this docurment 1s shown or Into whose hands it may come, and
any such responsibility or liability is expressly disclaimed
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