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Underlying EPS

32.7p

IFRS loss after tax

£(1,114)m

EPRA NAV per share

774p

Underlying Profit

£306m

IFRS net assets

£7,147m

Total accounting return

(11.0)%

IFRS EPS

(110.0)p

Dividend per share

15.97p

Senior unsecured Carbon intensity reduction
credit rating versus 2009

A 73%

S

Customer Bright Lights skitls and

satisfaction employment programme

8.3 504

- people supporied with work

Prosentation of financial information

The Greup fnanc-al statements are prepared under IFRS where the
Group’s interests in jont veniures and funds are shown as a single Ling
item on the Income statement and balance sheet and all suhsidiaries are
consolidated at 100%

Managemert cansiders the business principally on a proportionally
consolidated basts when setting the siralegy, deterrining annual proriles,
making investment and financing decisions and revizwing performance
This includes the Group's share of joint ventures and funds on a Une-by-line
basis and excludes non-contrelling interests in the Group's subsidiaries
The financial key performance indicators are also presented on this basis
Refer to the Financial review far @ discussion of the \FRS results

We suppiement our IFRS figures with non-GAAR measures, which managernent
uses internatly IFRS measures are labelled as such See qur supplemeniary
disclosures which start an page 207 for recorcibations. and the glossary
faund atwww britishland com/glossary

Integrated reporting

We integrate social and environmentalinformation throughout this Repeort in
line with the International Integratad Reporting Framework This reflacts
how sustamnability ts integrated into our placemaking stralegy, gavernance
and business operaticns Our industry-leading sustamability strategy i< 3
pawerful 1aol to deliver lasting value for all our stakehaolders

Disclaimer This Report was signed off by the Board on 26 May 2020
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At British Land, our purpose is to create and P ATES
manage outstanding places which deliver
positive outcomes for all our stakehotders on a . o

long term, sustainable basis, FERERY a8 gy EERUe cont b

vt sdcnd iy places wliick

We do this by understanding the evalving needs
of the people and organisations who use our
ptaces 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:

ﬁﬂﬂ Our customers
Communities, partners and suppliers

T Our people

by

Shareholders

Dealing with Cavid-19

Snee March 2020, our business has heen locuses on responding ta the
Cowea- 19 crisis. Uur people have demonstrated a remarkanis
commilment Lt sSLpRorling our cusiomers, supplicrs, partners and locel
communilies 1 dfficult creumnstarces They are a key steength of cur
business, pusinenicrg us well 1o deal with the monlhs ahead The early
effecis of the crnisis are discussed throughout this report

British Land Annual Report and Accounts 2020




BRITISH LAND OUR PORTFOLIO

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.

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

UM N Iy

Our assets

Managed

22.8m

sq ft of floor annualised

space rent

96.6% 5.8yrs

occupancy average lease .
rate tength Retail

41,500

£516m

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

2 British Land Annual Report and Accounts 2020

a broad range of needs nationwide.

A modern, wetl located UK network

OFFICE-LED CAMPUSES 49%




| Canada Water

; | Masterplan

| ‘ 53 acre redevetopment
} I scheme in zone 2

 Broadgate
: '32 acre office-led campus
| i adjacent to Liverpool Street

I station, with Crossrail on site

| ‘ Regent's Place
! | 13 acre office-led campus in London’s

| | Knowledge Quarter

|
Paddington Central

|
I'11 acre office-led campus close to Paddington station

SINGLE USE ASSET 15%

MULTI-LET RETAIL 30%

ING CENTRES

RETAILPARKS SHi _
W% o K

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
far 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 acress our business.

This approach is key to understanding the needs

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

[atHs

@ about movw we enge = vrih oo siakeh

WA

i EmMployee
engagement score

75%

ik Employees who
are proud to work
at British Land

21%

British Land Annual Report and Aceounts 2020
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A resilient performance,
but challenges ahead

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

Our purpose

At British Land, our purpose is to
create and manage owtstanding places
which deliver positive outcomes for ull
our stakeholders on « 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 arownd
them. The changing way people work,
shop and live is what shapes our
strategy, enabling us to drive enduring
demand for our space and deliver value
over the long term.

British Land Annual Report and Accounts 2020

After six years on the Board, this has
been an extraordinary start to my
Chatrmanship. In recent months, our
business has faced challenges on an
unprecedented scale as a result of the
Cowvid-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 difficult
circumstances Nevertheless, it s
inevitable that our business, Like 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.



Robust financial position

We finished the year on a sound financial
footing Our loan to value 1s 34% and we
have access to £1.3bn of cash and
undrawn facilities with no need to
refinance untit 2024, and signtficant
headroom against Group level
covenants. However, considertng the
potential impact of Covid-19, we are
taking 2 mare prudent approach to
preserving our cash flow We have
therefare temporarily suspended
dimidends. This decision was not taken
Lightly, but until we have sufficient clanty
on the outlook, the Board felt 1t was the
most appropriate course of action

This should also be seen in the context
of our status as a REIT and our broader
approach to capital allocation. The Board
15 mindful of the importance of the
dividend to many shareholders, and will
seek to resume dwidends at an appropriate
level as soon as there js sufficient clanty
of outloak. For this we would need to
see a significant improvement in rent
collection and have more visibility on the
past lockdown productiaty of our assets,
principally how quickly retail customers
and office workers return.

Progress and performance

Covid-19 emerged in our fourth quarter
and notwithstanding the challenges
brought about by the crisis, we made
further good progress across the year.
Cur Landon 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 affice space, of which 650,000
sg ft was at existing and refurbished
campus space, demonstrating the appeal
of these locations. Inevitably, activity hasg
slowed since March, but we are confident
that demand for well connected, world
class space inwihrant and attractive
locations will endure over the long term.
With developments now 88% pre-let, we
are well placed to embark on the next
stage of our programme and would look
to commit to 1 Broadgate and Nerton
Folgate when the time 15 right.

At our campuses, our facus 1s on
creating neighbourhoods where
businesses and their people can thrive.
In today's market as more occuplers
seek builldings which are sustainahle
and support wellbeing, our space stands
cut lwas delighted that 1 Triton Square
at Regent's Place was one of the winners
at the 2020 BREEAM awards and 100
Liverpool Street 1s on track to achieve a
BREEAM Excellent rating.

At Canada Water we achieved some
important milestones, with a resolution
to grant planning for our overall
masterplan as well as confirmation from
the Mayor of London that he will not be
calling in the application for further
censideration This progress reflects the
hard work of our tearmn 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
accelerated 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 s
clearly demonstrated by our response to
these challenges While the short term
impact of the actions we have taken so
far s relatively imited for us, ongeing
negative sentiment plus an adjustment
for the Covid-19 crisis meant that retail
valuations were down 26%. Longer term,
we remain committed to our strategy of
refining our Retail portfolio, but in the
current environment we expect that
progress will be slower.

integrating a more sustainabte
approach

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

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

Covid-19 and the Board

The Board's decision to temporarily
suspend divdend provided us with
additiona!l fiexibility to support our
stakeholders This includes protecting our
employees, supporting the hargest hit retail
and leisure customers and in turn the
communities they operate within, whilst
preserving tong term shareholder value and
financial resilience. in view of this, the
Board has wawved a portion of their salaries,

We are similarly focused on growing
social value and wellbeing at our places,
something that's become even mare
important over recent months | know
these priorities are shared by our occuplers,
our shareholders and indeed our own
people. Our strong track record in delivering
sustainable, inclusive space I1s already
helping to 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 breader responsibilities to deliver
value for our shareholders on a long
term, sustainable basis. In this context,
the enduring demand of our Londan
campuses, the unique development
opportunities we have created and the
way we are integrating sustamability into
our overall 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
approprate. Our prudent approach to
managing the business today will leave
us (n better shape for the future.

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

{ Ghoe

Tim Score
Non-executive Chairman

British Land Annual Report and Accounts 2020 5



PLACES
PEOPLE
PREFER
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Our purpose: ereating and managing Places People Prefer.
Outstanding places which deliver positive outcomes for all
our stakeholders on a long term, sustainable basis.

- / S 7\,

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 residentiat business

Shareholders All on a low carbon basis

2

Our people

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

AUl of which is underpinned by our values, which we extend to the partners and suppliers we work with

| Bring your whole self : Listen and understand

— Read more on page 34

British Land Annual Report and Accounts 2020




Expert People : Capital Efficiency

000
cC )

-——r Read more abﬂf‘;ﬂ our KPls on fnage 24 ..

Be smarter together Build for the future

British Land Annual Report and Accounts 2020
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Delivering Future
British Land

Covid-1% has brought about an
unprecedented situation far our
husiness 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 resitience, humaour
and efficiency with which our team has
responded, many working under very
challenging circumstances, at our
assets, or at home, has been remarkable
- and I 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
betore covering the financial year.

Covid-19 impact and response

Our immediate priority has been to work
alongside and support the communities
i which we gperate, our suppliers and
those customers most affected 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 froam their rental obligations for
the three months to June, the financial
impact of this in terms of lost rents £2m
Recognising that many other customers,
particularly those operating in the retall,
food & beverage and leisure sectors are
experiencing challenges as a result of
Covid -19, we offered to defer their March
rents, and will spread repayment aver six
guarters from September 2020 Around
£35m of rent deferrals have been agreed.

Overall, we have collected 68% of the rent
oniginally due for the March quarter [97% for
Offices and 43% for Retail], which equates to
21% adjusting for rent deferred, forgiven or
moved to monthly payments The balance
owing I1s primarily frem strong retailers.

The value of the retail portfolio dectined
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 15 toe early to make fundamental
long term changes around their
reguirements. However, we are mindful
that the trend towards greater flexibility
may accelerate following this prolonged
period of working frem horne. At the same
time, there will be a greater focus on high
quality, modern and safe environments,
which provide more space per persen and
we expect the trend towards higher density
coffices and hot desking to reverse. We
continue to make progress on leasing
discussions, particularly larger space
requirements, which are generally on a
longer time frame. Supply at this end of
the market remains constrained. Where
accupiers are looking for smaller spaces,
on a shorter imeframe progress has been
delayed due to remote working, and
uncertainty around fit out and timing of
occupation. We are conducting wirtuat
viewings and have now commenced
physical wewings and are encouraged by
the level of actvity we are seeng.

We suspended work on our developments
in March for health and safety reasons,
atthough this has now recornmenced at
all major sites, Including our two largest
development sites at 100 Liverpool Street
and 1 Triton Sguare This work has started
with a clear fecus on social distancing and
safety, meaning that the numbers of
people on site is reduced and our
productivity 1s lower 100 Liverpaol Street
15 now expected to complete in calendar
Q3 2020 and subject to social distancing
requirernents, we are targeting calendar
Q2 2021 at 1 Tritan Square. We completed
135 Bishopsgate in the year, and the space
is now being fitted out, albeit progress will
inevitably be slower When appropnate,
we are ready to start work on the next
phase of our development programme at

1 Broadgate and Norton Folgate.

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

For our customers, creating Places People Prefer
means being an active pariner to deliver dynamic
neighbonrhoeods thae help their businesses thrive,

Our longer ferm commitment to responsible urbunism
means we work with them and local communities

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

Access to an extensive network of locations

QOur London campuses and high quality retail centres

Great places, both inside and out

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

A range of optiens from unfitted to fully furnished and serviced,
and the agility to help them adapt their space over time

Added value services to help customers be successful

This inctudes 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

B The flexibility to meet their needs

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

We successfully completed our first ESG
linked RCF of £450m and extended £925m
of facilities, providing addibional flexibility
and meaning that we have no requirement
to refinance until 2024, We have significant
headroom to cur 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 1s our view that many of
the macro trends that have infarmed our
strategy will accelerate. This includes
the growth of online shopping, reinforcing
our focus an delivering a smaller, more
focused retail business. We continue

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

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

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

British Land Annual Report and Accounts 2020 11



CHIEF EXECUTIVE'S REVIEW CONTINUED

Why mixed use?

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

The benefits of our mixed use portfolio

For our customers

Well connected

Aitracts a skilied
workforce

Complementary
businesses nearby

For their people

Well connected

HD Places to shop
and socialise
Safe and promotes
ol wellbeing

MNear term it is clear that the management
and maintenance of places and buildings
15 likely to become mare important to
businesses, thewr customers and their
people, as they place an even greater
facus on the safety and quality of their
environments. As a result, our property
mahagement expertise 1s likely to
became even more of a positive
differentiator for our business

Review of the year ended March 2020

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

Reflecting the broader appeal of our
carmpuses, 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 15 operational across
297000 sq ft and occupancy on the stabilised
portfolio 15 92%. The Offices portfolio saw
an uplift in value of 2 3%, led by a strong
perfarmance at Broadgate, up 4.7%.

Flexible and affordable

Technology-enabled

Atigned to brand

o8 oustainable and
| eco friendly
Ef Vibrant local
) neighbourhoods
i\\@ Excellent facilities
and services

in Retail, we have been pragrmatic in our
approach to leasing, accepling luwer
rents and shorter leases where it makes
sense to maintain occupancy. Overall,
deals of more than one year were 4%
below previous passing rent, CVAs and
administrations impacted 118 units In
the year of which 29% were unaffected;
rent reductions resutted in a loss of
£5.5m i contracted rent, with store
closures accounting for a further £5.8m,
tagether totalling £11 3m on an annualised
basis. Several of our custamers entered
administration post year end, accounting
for a turther £5.1m of lost contracted
rent. Overall, reflecting angoing
challenges in the market and with
uncertainty heightened as a result of
Covid-19, valuations were down 26 1%

in Retail.

At Canada Water, our valuation increased
2.8% reflecting progress on planning
and we were delighted to receive a
resolution to grant planning on our

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

a major milestone for our process

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

12 British Land Annual Report and Accounts 2020

Capital Allecation

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 Retail,
we have now reached this level.
However, that does not mean we have
achieved our aspirations and over time
we expect to make further selective
retail sales. Qur revised plan s for Retall
to comprise 25-30% of the portfolio.

We have made £276m of retail disposals
lour share] in the year, bringing total
retail sales since we set out our plan in
November 2018 to £610m Making sales
1s more challenging 1n the current
market, with a lack of hquidity and
depressed values, and so our immediate
focus will be en driving value through
intensive asset management, keeping
our centres as full as possible and
exploiting demand for assets which
support instore fulfitment and click

and collect

In March, the Board took the ditficult
decision ta temporanily suspend the
dividend This was the appropriate
course of action given the circumstances
and uncertainty of outlock despite our
financial resiience and performance
during FYZ20. Going forward, the Board
understands the impartance of the
dividend to shareholders and 1s mindful
of our obligations as a REIT. We will seek
to resume dividends at an appropriate
level os soon as there s sufficient clanty
of outlook. For this we will need to

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

Looking ahead, our business benefits
fram several key attributes that position
us to succeed: we have established a
unigue network of campuses located I
some of the most exaiting parts of
London; our development pipeline 13
focused on further enhancing these
places, and 1s unmatched in scale and
optionality; we have a robust financial
position and a broad range of skitis
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
iInvestment case

The scale and guality of our pertfelio

Our 23rm sg 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

Our operational expertise and customer insight

Cur broad skill set, which includes investing, developing, leasing, marketing
and financing, 15 underpinned by our understanding of the customer

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

24,000 8.3

Our clear strategy and distinctive business maodel

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

Development opportunities Residential homes planned
at our campuses at Canada Water

7.1m sq ft 3,000

Awell 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

88% 4.2p

British Land Annual Repert and Accounts 2020 13



BUSINESS MODEL

Designed for positive,
sustainable long term
outcomes

Qur key inputs Our portfolio

Financial strength A diverse and high quatity portfolio with a focus on
Strong financiat footing London and the South East

- Apprdpriate leverage

~ Diverse, efficient and flexible finance

Partnerships which mitigate risks
and add expertise

Strong relationships
~ Customers
- Local communities and

1

tocal government
" Parmners i conracors Wiondoncampuses 9%
W Standalone offices 1%
Expert Peaple M Canada Water & Residential 5%
- Broad range of skills, experience %% Retait Parks 16%
a‘_"d perspectives M Shopping Centres 14%
- Diverse and inclusive environment - Otherretasit 5%
where pecple can achieve o A
their potential -

- Culture of teamwork and M {ondon and South East 7%

collaboration

14 British Land Annual Report and Accounts 2020




QOur differentiators FPositive outcomes
for stakeholders

oy SuLasiness

Great places, inside and out,

. (\Q developed and managed on a
o« sustainable basis, which heip
éb our custemers
§
d
& PLACES

PEOPLE
PREFER

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

e
A,enage our s92°

OQur people
Wﬁ Adiverse and inclusive workplace,

where people can achieve their
full potential

Invest and develop Manage our space Placemaking
- Creating - Right mix of uses - [esign-led places
development and occupters in tune with modern
opportunities - World class property lifestyles Shareholders
- Sourcing attractive rmanagement - Enhancing and E Sustainable 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
sustainable environment
buildings - Connecting to

local communities

sty
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Dealing with Cavid-19

We have prioritised the catety of our people
and their farmbies but have ranaged (o keep
all but two of our Retail places open to provide
access to essential slares including
pharmacies and supermarkels Al our London
campuses rEman opeh for acness We have
worked closely with customers, pariners, local
cammunities and organisations around our
places to provide help where 1115 most needad
and ensure that it 15 delwered most effectively




Broadgate Tower, Broadgate

Broadgate is a 32 acre campus
owned i a 50:58 joint venture with
GIC. It is adjacent to Liverpool Street
station with access to Crossrail

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

IT security company Mimecast.

22,800

People work at
Broadgate

72

Office occupiers
at Broadgate

1.1m sq ft

Recently completed/
committed development

Tm sq ft +

Near and medium
term development
opportunities

50%

Joint venture
with GIC




Canada Water Masterplan SRS 3000 o
Qur 53 acre site at Canada Water is one of the ' Co
largest mixed use regeneration projects in New homes . - IR _
London. We received a resolution to grant f Lo e
planning for our overall masterplan in the year o vs X R & o
which will detiver 3,000 homnes alongside retail, 5m Sq t 1 m sq ft I
leisure and workspace. A new partnership with Deveiopment opportunity Leisure & Retait space”
TEDI-London will bring this design-led, .
engineering higher education provider to

Canada Water.
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Meadowhall, Sheffield
Yorkshire's premier shopping

destination has cantinued to attract
popular modern brands including

Rituals, Frasers, Lovisa and
Deichmann this year

96%

Occupancy

20%

SouthGate Bath

Open arr retail scheme, In
the centre of the historic
city of Bath, which has
UNESCO world heritage
status. Qur scheme is
owned |ointly with Aviva.

6.3m

Tourists visit Bath
eachyear

British Land Annual Report and Accounts 2020
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Fort Kinnaird, Edinburgh Ealing Broadway, London
Destination retail and leisure centre with strong local connections. Wetl connected for the "l
Over 1,800 children have benefitted from our award-winning Young Readers underground and Crossrail, - - -~ "
Programme here since 2012 and through our Recruitment & Skilts Centre Ealing is regenerating and
we have supported local people inta employment. our longer term plans will

increase the mix of uses.

Paddington Central
i1 acre mixed use campus, beside Paddington station
and the Grand Union Canal. Acquired in 2013, the
ampus is home to 18 international carporates
g Microsoft, Kingfisher, Pru tial and Visa
wha recomnmitted o their space this

7,200

People work at Paddington Central

27

Office occupiers

438,000 sq ft

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

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

11,500

People work at Regent's Place

30

Office occupiers

366,000 sq ft

Development at 1 Triton Square
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STRATEGIC FoCUS

We are building an
increasingly mixed use

business

As the boundaries between work and leisure become more blurred,

we are increasing the range of uses at our places to reflect the changing
way people work, shop and live.

Our future business will be focused on three key areas

Campus focused
London Offices

With a blend of core and
flexible space integrated

alongside world class retait
and leisure offerings

Storey - Flexible workspace

the evolution of our portfolio

British Land
portfolio today

M Campus focused
Londen Offices

M Storey
M Retait
B Canada Water & Residential

A smaller, more focused
Retail portfolio

Righ quality, well
located assets focused

Canada Water & Residential

Plans for 3,000 homes
at Canada Water with
further opportunities within

on well connected our portfolio

multi-let places

British Land portfolio
of the future

W Campus focused
Lendon Offices

M Storey
B Retail
W Canada Water & Residential

58%
2%
35%
5%

55-60%
5%
25-30%
10%

The indicative business mix for the future portfolio was announced in November 2018 and based on Septermber 2018 values; it is restated above for current valuations

22
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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 more flexible
rental provisions and we are providing funding to tocal communities most in need through our Community Investment
Fund. We are providing the resources our people need to work effectivety from home as well as the networks which help
them feel connected to the broader team. We have demonstrated our thoughtful and disciplined approach to capitat
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

Cur business is focused on our customers: the
organisations which have taken space at our places, We also
consider carefully the needs of the people who work, shap at
or visit cur places and the communities who live in the
surrounding neighbourhoods. We have developed a deep
understanding of how people use our space which informs our
approach to managing our assets and guides our investrment
activity. This means we are always focused on the customer
and deliver places that are successful and sustainable

long term.

Expert People
000 Changing the way we work

CrD ging y

Our people strategy focuses on creating a team
which can deliver on cur 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
peopie engaged in our business, we must invest in their
development and in creating a werking environment that
supports wellbeing and inclusion which we articulate in our
values {see page 34). We also recognise the importance of
investing in tomorrow's workforce for cur customers, suppliers
and local partners.

"% Stakeholders: Aligned to our people

- Right Places
Creating great environments

-« Qurinsight into the customer hetps us identify places
Wthh can succeed long term. This underpins our focus on our
t ondon 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 Retail spaces, which are
around the country in places that are easily accessible from
strong catchment areas. Our 53 acre scheme at Canada Water,
which will be mixed use from the start, is the best iliustration
of this approach.

0,

b3
S

Capital Efficiency

@ Thoughtful use of capital

We are theughtful in our appreach 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
typicatly deliver stronger returns, altheugh are inherently
higher risk. We balance this against acquisition opportunities
we see in the market and investing tn our own portfolio by
buying back shares. At the same time, we maonitor our leverage
in the context of wider decisions made by the business.

7 Stakeholders: Aligned to shareholders

Sustainabitity: Aligned teo skills and opportunity

¢§ Sustainability: Aligned to futureproofing
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STRATEGIC PERFORMANCE AND KPIS

Monitoring our progress

Achievements Develop our Smart Places product Progress developments, focusing on London campuses

again_st lastyear’'s - Smart-specific guidance documents produced for - 135 Bishopsgate completed; 100 Lverpool Street

priorities internal teams and supply chain close to completion [delayed due to Cowd-19)
Smart-enabled our head office, which will enable - Enabling works commenced at Norten Folgate

us to control ang manage space remotaly Refine and re-focus our Retail business

Selected partner for our Campus app £996m sales of non_core assets

Strengthened our operational expertise

Storey operational across 297,000 sq ftincluding Progress at Canada Water
Storey Club and our first standalone building at - Achieved resolution to grant planning for our
Wells Street, W1 Masterplan and confirmation that it will not be
- Proparty Management business now fully integrated called in by the Mayor
Perfarmance Customer satisfaction Total property returns
We extensively survey our custorners and other We have underperformed the [P0 benchmark thrs
users of our places to assess our paerformance and year by 600bps, reflecting the continued strength of
identify opportunities for improvement. industrials where we have no exposure
2020 2020 L e
2017 8.2 out of 10 2019 @94
2013 8.1 out of 10 2018 7.0%

Speculative development commitment

Development supports value and future income growth,
but adds risk. We keep our committed development
exposure at less than 15% of our investment portfelio,
with a maximum of 8% developed speculatively

% of standing investments

2020 .. 0.6% £0.1bn
2019 23% C03bn
2018 45% £0 sbn

Future priorities

Incorporate sustanability principles as standard

Make further disposals in retail to progress our

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 suppart masterplanming of their resilience to climate change

major schemes

Risk indicators Maoniior concentration of exposure to individual Property capital return and ERV growth forecasts
occuplers or sectors - Totaland speculative development exposure
- Consumer 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 allocation plan
speculative development] - Review of prospective performance of individual

assets and their business plans

Annual Incentive Award

Links to remuneration: Long-Term Incentive Plan
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oQo

ccon Expert People

@ Capital Efficiency

Office and Retail husinesses fully integrated
- FEffictencies achieved in common functions
including marketing and finance

Leasing and asset management strategies
benefitting from more diverse skill set

Median gender pay gap reduced
Reduced to 27.9% from 34 9% across British Land
EnaBLe network formed

Focused on providing apportumties and
excellent customer services to all

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

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

Embed Sustainabibity knowledge more firmly
across the business with clear team and
department objectives
Generate efficiencies and leverage
axperience through new team structure

- Continue to reduce our gender pay gap

Voluntary staff turnover
Employee engagement

Maintain appropriate leverage
Debt low with LTV at 34 0%

- Flexible finance: £550m new debt finance
arranged; £925m of facilities extended
£1 3bn of undrawn faciliiies and cash with no
requirement to refinance untit 2024

Recycle capital to improve returns
£846m residential and £2%6m retail sales
£125m share buyback completed, totat of
£625m returned since July 2017

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

2019 C L 281%

2018 28.4%

Weighted average interest rate - proportionally
consolidated

Our low cost of finance at 2.5% has contributed
to reducing our interest cost, supporting our
financial perfarmance. Qur use of caps as well
as swaps for interest rate hedging means we
benefit If market rates remain low.

2019

2.9%

2.8%

- Take capitat allocation decisions based
on relative value and in accordance with
our strategy
Maintain balance sheest resilience with
sufficient liquidity for business requirements
- Consider Sustainable and ESG linked Finance

Financial covenant headreom
Available facilities and cash

- Period until refinancing is required

- Execution of debt financing, avallability and
cost of finance in the market

Group
indicators

Total accounting -

return (TAR)

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

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

TAR

(11.0)%

2019: {3.3)%

Delivering long term,
sustainable value,

British Land Annual Report and Accounts 2020
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DEVELOPMENT PIPELINE

Well positioned for future
market opportunities

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

Completed Committed Near term

1 Triton Square

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

366,000 sq ft

1 Finsbury Avenue

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

287,000 sq ft

Norton Folgate

100 Liverpool St 7
Office-led Dffice-led
development redevelopment

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

336,000
sq ft

adjacent to Liverpool
Street station. 84%
of office space let to
occupiers including
financial services

] firms SMBC Europe
135 Bishopsgate and Peel Hunt,

Office-led development at Broadgate. law firm Milbank
90% let with occupiers including and German
advertising agency McCann, financial gym operator,
services firm TP ICAP and Italian JOHN REED.
marketplace Eataly.

524,000
335,000 sq ft sq ft

1

R ANT)
tmwe pemmy
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Dealing with Covid-19

In the wake of Covid-19, and to ensure the safety and wellbeing of those working on site, construction work was
suspended at all our developments hut warking closely with our construction partners, we have been able to re-open all
our major development sites whilst adhering to social distancing measures, including 700 Liverpool Street and 1 Triton
Square, but inevitably productivity is lower.

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

Medium term

1 Broadgate

Office-led development at Broadgate including 137,600 sq
ft of retail connecting Finsbury Avenue Square with 100
Liverpool Street and the Broadgate Circle creating a
retail, leisure and dining bub.

538,000 sq ft

2&3 Fmsbury Avanue

Office-led dévetopment at Broadgate. inctuding gmund:'

‘floos retatl a pubiscly accesgnble restaurant cafe and B
roofterrace R . o

563,00

Aldgate Place,
Phase 2
Build-to-rent,
residentiat-led
scheme in Aldgate,
delivering 159 homes
with 19,000 sq ft of
office space.

133,000
sq ft
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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
government, media, technology and financial services and our Retail custorners are
amongst the best in today's challenging market.

Communities, partners and suppliers

Qur communities are the peaple who live in and around our assets. We work closely with
community partners and tocal autherities and collaborate with them ahead of any
significant projects. We work with local suppliers wherever possible and promote social,
ethical and environmental respensibility through our 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 people, the way we
engage with our existing team and the way we invest in and develop talent.

Shareholders

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

Dealing with Covid-19

Supperting our stakehotders has been our priarity throughout
dwe a
mmunities most in need through our Community
nent Fund V re providing the re
effectively from home as well
Ip them feel connected 1o the br

have maintainad a continuing dizlogue with share
including public updates and one-to-one discussions
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Customer and community stories

From the people who make our places.

Peel Hunt, Broadgate

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

“100 Liverpool Street stood out

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

is a vibrant hub with strong
environmental credentials and
that has reat value for our people.
8ritish Land demonstrated a real
willingness to accommodate us at
every step, and we've been thrilled
with the resuft.”

Steven Fine,
CEO Peel Hunt

British Land Annual Report and Accounts 2020

East London Business Alliance,
Broadgate

British Land works with the Fast
Landon Business Atliance through
Broadgate Connect, part of our
Bright Lights skills and employment
programme, suppcrting local people
into wark in and around Broadgate.

“British Land ptays a key role in our
community. Over eight years, they
have partnered with us and their
suppliers and customers to
connect over 400 local jobseekers
with employment opportunities in
and around Breadgate. More
recently, they have been working
to cushion the Covid-19 impact on
our communities. This includes
reinforcing support for people we
have placed into jobs over 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

Gee pages 32 and 7o [or stakensider angagement and page 118 jor workiorze engagement

Central Market,
Tunbridge Wells

Central Market provides shoppers
at Royal Victoria Place with
somewhere to meet, eat gourmet
street food 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 1n the local community.

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

Thibault Bouquet de Joliniere,
initiative Group



Lendlease, construction partner,
Regent's Place

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

1 Triton Square.

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

Chris Carragher,
Project Director at Lendlease

2

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 Mite Farms, we're tmproving
the wellbeing of urban communities
by integrating urban farms into the
workplace. At Paddington Central,
we work with occupiers an 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 they've helped
us engage with campus occupters.”

Johnno Ransom,
Square Mile Farms

Mental heatth professional,
Canada Water

British Land works with the

charity Tree Shepherd to establish a
temporary low cost waorkspace, Thrive,
and business support programmes for
local entrepreneurs and SMEs,
Mitlicent 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 1 retired,
| decided to run this as a futl-time
business, but | needed help getting 1t off
the ground. British Land suppeorted me
with affordable, flexible workspace in a
great location, so it's convenient for me
and my customers.”

Millicent Martin,

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

A continuous dialogue

Through broad engagement, our thinking is shaped by a wide range
of perspectives. This helps us deliver outstanding places and

positive outcomes for all our stakeholders - Places People Prefer.

The way people work, shop and live
1s changing and they expect to do
rmore of these things in a single
place while mimimising their impact
on the environment

N
T T
L A A

Understanding how customer demands
are changing helps us to provide places
which meet more of their needs, driving
long term demand for our space

¢

I R B

We have undertaken 24,000 visitor

surveys this vear. For our retarl
occuplers, we have built a digital
platform that enables data sharing

and a BL:comm app to enable closer
interaction and we leverage sccial media
to keep our customers informed across
the business

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

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

Cur Local Charter and our Supplier Code
of Conduct guide how we engage with
local people and partners to make a
positive difference. They are integrated
into alt our placemaking plans and
activities, including community
engagement and partnership projects

32 British Land Annual Report and Accounts 2020

Our peopte

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

Key issues

Attracting and retaining talent in a
competitive market and allowing them
to fulfil their potentiat

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

How we engage with employees

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

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

How we respond

Strategy: Aligned to
Expert People

skills & opportunity




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

Key issuas

Delivering long term, sustainable
income and capital growth, while
meeting investors’ expectations around
environmental and social responsibilities

Why we engage with sharehoelders

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

How we engage with sharcholders

Key shareholders regularly meet
management on a one-to-one basis,
and we engage with shareholders
more broadly through investor events.
Arange of information from financial
performance to blogs from our CEQ
and people across our business Is also
avallable on our website

How we respond

Strategy: Aligned to

Capital Efficiency

Sustainability: Aligned to
futureproofing B

Statement on s177 of the
Companies Act 2006

5172(1) of the Companies Act requires Directors of a company
to act in the way they consider, in good faith, would be most
tikely to promote the success of the company for the benefit of
its members as whole, taking into account:

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

- the interests of the company's employees;

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

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

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

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

The nature of cur business means that we have a continuous
dialogue 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.

Inorder to ensure that the Directors are aware of these factors
and can take proper account of them, all papers subrnitted to the
Board for decision inciude a checklist of these factors, stating:

1. Whether or not the factor 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 discussed.

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

Read more about stakeholder engagement:

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

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

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

We outline aur employee networks
on page 34

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

Hl BN
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PEOPLE AND CULTURE

Nurturing a working

environment that supports
our culture

We remain focused on creating a motivated and en

deliver our strategy.

Over the past 12 months we have
centinued to make significant advances
In ensuring that British Land remains a
great place to work, se that our employees
can focus on the Company’'s purpose
Employee engagement Is at the core

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

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

Engagermnent

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

In the year, 89% 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

Listen and understand
- Feel free to be curselves - Take the time to listen - Bring together the

GQur overall engagement score remained
at 75% [same as the previous year)
which is 6% above the UK benchmark
score. The two areas of focus for the
future of our culture s to be mare
collaborative and have more effective
two-way commumecation.

Retaining and developing cur employees
Is iImportant to ensure that people are
engaged in their wark and are developing
their skill sets; training 1s key to this and
during the year over 8,000 hours were
spent on training across the Company.
We promote people internally wherever
possible, and are pleased that in the
last year we have had 68 internal moves
or promotions, representing 12% of

the Company.

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

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

Be smarter together

saged workforce to

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

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

Championing an inclusive culture

At British Land we are an employer that
champions diversily and inclusivity; a
place where people can hring their whole
selves and he their best We attract the
best talent and support them in reaching
their full potential Many imitiatives are led
by groups of employees Above all British
Land 15 a place where employees can

be themselves,

Build for the future
- Anticipate needs and

and help others feel and feed back right team lead with courage
the same - bisten with respect and - 0wn cur responsibilities - Grow our expertise and
- Bring all our passion and without judgement - Support each other earn from our experience
energy to what we do -~ Base our actions on to succeed ~ Be accountable for the
- Be open and inclusive what we learn legacy we leave
[ ]

i AL

.’. ‘C‘
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Gender diversity'

Board of

Directors

2019 innerring

2020 outer ring

1. Onan FTE basis.

Senior
managers

2019 inner ring 33%
2020 outer ring K]

" Throughout
British Land

2019 inner ring
2020 outer ring

Note: On a headcount basts, as at 31 March 2020, our workforce cornprises 565 employees [293 female, 272 malel, with 123 senior managers 44 female, 79 malel.
‘Senlor managers' represents the Executive Committee, members of the British Land Leadershp Team and employees in certain other senior roles, The Board

comprises 10 members |3 fermale and 7 male},

This year British Land was named

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

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

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

For the fifth consecutive year Chris Grigg
was ranked in the top 30 of Ally Executives
by OUTstanding. We are alse proud that
our Stonewall Index rank has climbed
156 places since 2018 and we are in the
top gquartile for being an inclusive
employer of LGBTA+ Of the employees
that took part in the Stonewall survey,
6% sad they feel able to be themseives
atwork and 81% feel comfortable
disclosing being LGBTQ+ to their
colleagues. This represents the efforts
by so many to make British Land a

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

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

We created the "EnaBLe” network [our
seventh network] to celebrate ability, as
we helieve that no one should ever feel
disabled. In July 2019, members of all
seven networks showcased thewr current
plans and future aspirations at our
successful diversity and inctusion
conference. We have also committed to
sharing some of cur networks’ best
practices with occuprers on our
campuses. Following a series of on site
rmeetings with occupier representatives,
we have established great Links with
arganisaticns ooking to replicate some
of the things we have done within their
businesses The meelings have also
enabled us to align better with our
customers’ needs in the areas of
wellbeing, sustainability and collaboration,
whilst also bringing some new skills and
techniques back into British Land.

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

Leadership

The British Land Leadership Team
[BLLT), made up of the Executive
Commuttee and sentor managers,

was formed to unlock new levels of
perfoermance and teamwork going
forward, particularly by fecusing on how
we lead our teams and how we interact
as a group. It further aims to strengthen
our culture of continucus Improvement,
which we believe 1s sormething that
distinguishes great compan)es.

The tearn’s first task was to ensure
that communication and collaboration
were consistent and effective within
their departments

As leaders in the property industry, we
understand that we have a responsibility
ta the people who occupy, visit or live in/
arcund our spaces but also to the
environment, Our CSR Committee was
therefore established and I1s chaired

by Alastair Hughes, 3 member of our
Board, to ensure that British Land

(1) 1s a first-class employer, (W 15 a
first-class builder of real estate,

(i} takes into account the impact its
business has on the community, and (v}
does all this In a sustainable manner
Over the past year, the commuttee has
worked to connect the Board with the
extensive work done on employee
engagement, culture and diversity

and inclusion

One example of cormmunity engagement
1s our annual 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
charittes and voluntary crganisations
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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.

EnaBle

Our newest network ‘enaBle’
was set up tin May 2019 to
celebrate ability. We focus on
the positive contributions that
people can make and
encourage a disability smart
approach in our workplace
and assets. We work with our
employees, customers and
local arganisations to identify
opportunities to promote
understanding and improve
our faciities. Over the last

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

Ethnic Diversity network

Throughout the year, we
celebrated religious events
and held a series of networking
and wellbeing events to
support our ethnic minonty
ernployees. We welcomed
rencwned author Abir
Mukherjee ta our offices to
discuss his thriller "A Rising
Man” We celebrated Black
History Month with a talk
from reporter and producer
Dr Aida Holly-Nambi, whose
work 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 hosted webinars on
1Issues ranging from how to
choose the right school to
managing sibling rivalry.
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BL Pride

in July, our tearn organised
events in suppeort of London
Pride and throughout the year
we hosted film nights and
workshops which explored
LGBT+ 1ssues. We worked

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

We collaborate with HR to
review and update internal
policies so all parental leave
and healthcare 1s LGBT+
inclusive and now includes
cover for statf who may be
transitioning. We were
thritled to achieve a rank of
118 out of 503 submissions
in the 2020 Stonewall
Workplace Equality Index,
our highest rank yet.

See Just Like Us case
study opposite,

Women's network

This year we hosted a
number of Inspirational

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

Wellbeing Committee

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




EXTENDING THE NETWORK TQ OUR
CAMPUSES...

Paddington Central

At Paddington Central, a Diversity & Inclusion
network was set up by our occuplers 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,

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

Regent's Place

In June, campus occuplers including Dentsu Aegis
Network, Facebook and Lendiease joined forces with
community partners to create a Pride network for
Regent’'s Place. This netwark provides a forum fer
occupilers to poolideas and resources which promote
inclusion We also launched a Regen Network in
partnership with climate change group Cammon VC,
which 1s occupler led and has attracted support from
communtty groups including Global Generation, who
have space at Canada Water and Regent's Place.

Broadgate

At Broadgate we have supported the launch and rotl
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 throughout the Covid-19
crisis. From providing tips on how to homeschool
while working from home, to virtual quiz nights and
coffee mornings, employees have been connected
to each other and the wider business. Thanks to the
expertise and hard work of our technolegy team,
we have been able to deliver on our day-to-day jobs
throughout this challenging period.

Just Like Us

“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 opportunities with
local businesses. Thanks to the support of
the LGBT+ network and the Paddington
Storey Club, we were also able to launch a
new programme by hosting training to help
teachers and pupils from 25 schools to set
up LGBT+ and ally groups in thetr school in
the Paddington Storey Club.”

Tim Ramsey,
CEO Just Like Us

Just Like Us presented to the BL tearn 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 schocol students and teachers
taking part in the Just Like Us Pride Group programme.
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SUSTAINABILITY

A new approach to
sustainability

Introduction from Simon Carter

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

Through our new strategy, we are
intensifying focus on two areas where
British Land can create the most benefit:
1] making our whole pertfolio net zero
carbon, and 2] partnering to grow social
vatue and wellbeing in the communities
where we operate. While concentrating
on these areas, we will maintain

strong pertormance on social and
environmental priorities, in tine with
our purpose and values.

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

Underpinning our commitment, from
April 2020 any reenaining embodied
carben emissions will be offset, meaning
every development we deliver from now
on will be net zero.

Te drive improvemertt across our

23m sq ft operational portfolio, we are
creating a bespoke Transition Fund.
This wil! finance our journey to operational
net zero carben, imposing an actual
financial cost of carbon on every
development to create the ring-fenced
capital we require to becomne net zero
carbon nationwide by 2030.

Turning to our contribution to society,
over the last decade the immense
opportunity we can leverage as a long
term investor in our places has become
clear. At several of our places, we have
been uniquely positioned to bring pecple
and organisations together around
common lecal goals, pooling resources,
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 tocal 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

Mare on sui strategy and performance can be foend in our Sustaimability Zccounts at

aanw brtishiand comidaa
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Fund. From this year, this place-based
perspective wilt become our carporate
approach, and at each piace we will
progressively bring together customers,
suppliers, community groups and
representatives with our own people to
maximise the local value produced from
our shared rescurces. This will not only
build a stronger community for all our
stakeholders at each ptace, but atign us
more closely with the local narrative,
which will improve our business decisions.

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

G S

Simon Carter
Chief Financial Officer



Our performance on
sustainability indices

We use industry-recegnised
indices to track our sustainabitity
performance.

~
Y 4 star rating,
- B LB Green Star

A GRESB 201%:

CDP 2019:
B score

MS5CI ESG
Rating 2019: AAA

FTSE4Good
Index 2019:
Top 98" percentile

FTSE4Good

Good progress on our 2020 targets
but more to do

Achieved or exceeded

- 73% reduction in carbon intensity
{Scopes 1. and 2] across our
portfolic versus 2009 baseline
{target: 55% index scored}

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

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

- 1,745 people supperted inte jobs
through Bright Lights, our skills
and employment programme,
since 2016 [target: 1,700), working
with suppliers, customers and
local partners

More chatlenging 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 tocal
communities

Forprogress on all of our 2027 targets

2020 sustamability 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 wark. As this
programme cormes to an end, we are
pleased with the progress achieved in many
areas, and hetter informed as a result of the
challenges we have faced in others,

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

In the communities where we work,

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

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

How sustainability adds value

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

This year marks the ninth of gur
partnership with the National Literacy
Trust, which has resulted in relationships
with over 500 schools local to our places.
Over this period, we and our customers
have helped 42,700 children in the UK
develop a love of reading, a key factor in
determining the opportunities they will be
able to access throughout their ives The
positive impact of long term, place-based
partnerships, such as these, 1s also
demonstrated at Fort Kinnaird through our
work with the Skills & Recruitment centre
and at Regent's Place, where collaboration
with our customers has established a
community fund working to support tocal
Imtiatives. Over the long term, fostering
strong local connections such as these 1s
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 Partnership,
Hackney CVS, New Diorama Theatre and
the Spitalfields Crypt Trust, For British
Land and our people, supporting and
encouraging skills-hased volunteering
helps develop better professional skitls
and deeper understanding of the needs of
our communities, resulting in better
decision making.

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

Research by JLL demonstrates that:

- Buildings rated BREEAM Outstanding 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 Outstanding or Excellent was
¢.7% compared to 20% for a building rated Very Good, 24 months post completion

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

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

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

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

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

In the same way that the Community Investment Fund has
supported our social contribution over the last 10 years, the
Transition Fund will create a ring-fenced scurce of funding te

help transition our portfolio to a more resilient, low carbon state.

Our new 2030 strategy

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

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

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

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

- A 50% reduction in embodied carbon emissions at our
developrnents, to below 500kg COze / 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 £40/tonne levied on new developments, to
finance retrofitting of our standing portfolio, as well as
low carbon research and development

2. A place-based approach to social contribution

- Partnering with local stakeholders

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

Achieving net zero carbon at 100 Liverpool Street

British Land pathway to net zero

Reducing embodied carbon

- Half the existing structure retained
- Low carbon materials sourced

Reducing operatiocnal carbon

- Targeting BREEAM Excellent
- EPRC A (officest
Trialling new innovations

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

2020 2022 2022/3 2025 2029
- Launch - Asset audits - Achieve scope 1 - Review strategy - LCommence
Transition Fund complete and 2 SBTi targets at interim stage design of new
- Developments met - REGO/PPAs - Embodied carbon strategy
net zero 750kg COse / m?
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IR Cur 2030 sustainability focus areas align

(e} tcthe UN's Sustainable Development Goals:

= 12 - responsible consumption and production,
Pl and 8 - decent work and economic growth, and
“l will be underpinned by 17 - partnership for the

i 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, inciuding Community Investment Fund: tackting Covid-19
the Global Real Estate Sustainability Benchmark (GRESB],

: . Established in 2008, our Community Investment Fund now
where we are targeting a 5 star rating.

commits over £1.3m of funding per year. Through reqular

4. Advocating Responsibie Business review, the feedback provided by our communmity partners, site
tearns, project beneficiaries and custorners has enabled us to
evalve our approach and develop a range of very successful,
often award-winning, inttiatives and credibly strong charity
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 initiatives that benefit the communities arcund our places; -
- being active against moedern slavery much of 1t 15 focused on multi-year commitrments to our long ;
- mandating prompt payment term partners with ning-fenced funding to give them certainty of

- integrating wellbeing, everywhere resource. Together with our site teams, suppliers and, where

appropnate, customers, we work together to achieve the
greatest impact passible in our local cormmunities. We ensure
funds are directed to strong community and charity projects
around our properties and beyond, to help deliver our Local
Charter. We also provide matched funding for employee
fundraising and contnbutions to employee payroll giving
donations - helping support causes that matter to our people.

~ being a champicn of responsible employment

In March this year, we quickly recogrised the impact of Covid-19
on our community partners and local people, and moved at

Low upfront payment to achieve net zero speed to re-focus the Fund to support them through this crisis.
We have since funded a package of support, delivered by
26,700 tonnes 'Ebolmnne1 experts at the Centre for Chanity 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 T face, as well as funding bespoke employment support
0 40/ 0 20/ programmes through trusted partner crganisations such as the
- 0 . 0 East London Business Albance. In other places we have helped
individuals to develop new skills and donated equipment to

Total embodied carbon Internal price of carbon

of total construction costs of net development value
support non-profit argamsations to work effectively from home.
] . At 20 of our places we are also working with the National
Total embodied carbon of Exceeding our 2030 target Literacy Trust to direct book bundles and activity packs to some
of the most vulnerable families via a network of foodbanks and
395kg COe/m? 500 kg COze /m? local cammunity hubs
1. Commitment Lo mitigate embodied carbon at £60/tenne 1s for Cur strong and collaborative relationships with community
British Land share of developments. partners and well-established governance around funding
allocation enabled us to pivat quickly in the heat of the crisis,
LI RIS : - : -
directing resocurces immed ately to where there was greatest need.
2030

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

UKGBC 2030 targets achieved for new developments

More information on ous strategy can oe found & -
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES (TCFD)

Climate-Related Financial
Disclosures

The Board recognises the systernic threat posed by climate change and the need for urgent mitigating action. We have a track record
of improving environmentat performance, we were one of the first real estate companies to introduce stretching carbon reduction
targets that go beyond the demands of the Science Based Targets initiative for Scope 1and 2 emissions, and we are a founding
signatory of the Better Buildings Partnership’s Climate Change Commitment, Since 2009, we have reduced our operational carban
intensity by 73%, and we are anncuncing an ambitious set 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 Commuttee - low carbon transition
Net zero strategy reviewed at risk scenario
the Board away days - physical nsk scenario

Operational Accountability
TCFD Steering Commuittee
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 climate 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. Gur updated Sustainability Brief will enable asset-tevel defivery 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.

20620/21 Establish exposure

Physical: Transitional:
Audit asset restlierce - Policy development

- Paotential compound impact - Supplier resilience
|dentify opportunities Identify opportunibes

|
i

2021/22 Organisational response
Paortfolio level: » Adapting corporate strategy
Quantified exposure Mitigation targets
{0 each risk event » Adapting financial planning
Incorporate intd enterprise N Risk management metrics
risk management ‘
Fosmore infoieaton, see aws 2070 Sustaimaci iy Accounts at wasw britishland cornddata
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Covernance

Board aversight of climate-related
risks and opportunities

Our Board Directar responsible for
climate-related 1ssues 1s Simon Carter,
Chiet Financial Officer. Simon chairs
our Risk and Sustamability Committees,
ensuring cantinuity and accountability
As part of assuming these responsibilibes,
Simon took part in The Prince of Wales's
Business & Sustamnability Programme
at the Cambridge Institute for
Sustainability Leadership.

The Board s updated on cimate-related
Issues at least annually and has
ultimate oversight of risk management.
Significant and emerging risks are
escalated to the Audit Committee and
climate risk 1s tracked as part of our
Catastrophic Business Event risk
category {see page 84

Qur Beard CSR Committee meets
three times a year and oversees the
delivery of the sustainability strategy,
including the delivery of the Pathway
to net zero and the management

of cmate-related risks.

Board

Executive and Management

Management’s role in assessing and managing ctimate-related

risks and opportunities

The Board delegates responsihility
for analysing-

- Climate-related risks to the Risk
Cornmittee, which consists of the
Executive Committee and leaders
from business units, including
procurerment and property
management Each business unit
maintains a comprehensive risk
register, which I1s reviewed quarterly
by the Risk Cormnmittee. Cumate nisks
are identified through a process
involving trend analysis and
stakeholder engagement. Identified
risks are incorporated nto our risk
framework and managed by the
appropriate business areas.

- The TCFD Steering Committee
reports to the Risk and Sustamability
Committees, both of which meet
quarterly Ultimate oversight 1s at
Board level, with our new Corporate
Social Responsibility Commuttee
playing a role from May 2019. Any
resulting disclosure reguires approval
by the Audit Committee.

Ciimate-related opportunities to the
Sustainability Committee, which
consists of senior managers from
across the business including
strategy, asset management,

and leasing The delivery of the
sustainability pregramme, including
our net zero targets, is overseen hy
this Cammittee, which reports to the
Board's Corporate Social
Responsibility Committee,

Board of Directors

A A

Audit Committee

Corporate Social Responsibility (CSR}

Committee

A
. Sustainability Commiittee

A

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

Development, Finance, Investment, Procurement, Property management,
Risk management, Strategy and Sustanabitity
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TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES [TCFD] CONTINUED

Strategy

Impacts of climate-related risks and opportunities on our business
We consider climate-related issues within the time horizons used in our corporate strategy:

Less than 12 maonths Tto 5 years ) Over 5myears

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

Examples of climate-related risks

Extreme weather

Shorl term risks Hrgher flood risks could increase insurance costs. Thls could, in turn, increase service charge cosls for customers.
inability 1o sell or rent property assets at book value, due to flood risk.

Impact on corporate strategy Flood rnisk assessments undertaken far our current portfalio
100% of high risk assets have flood management plans.

Impact on financiat planning Flood risk is effectively priced into our valuations.

Flood msk factored into our process for acquisitions and developments

Energy regulatlon

Medium term risks Lease renewals sub;ect to Mmlmum Energy Effictency Standard [MEES! compllance and atl Leased propert\es subject [
MEES from April 2023 with few exemptions.

Impact on corperate strategy Through our futureprocling pregramme we monitor the 5% of pur porifolio WJrh For G Energy Peﬂormance Ceruflcaie
[EPC) ratings |by floor areal. Property Managers will take action on F and G rated assets by 1 Aprit 2023

Impact on financial planning MEES non-compbance would pose a risk of revenue loss and a potential liability frem non-compliance penalties

Energy prlces

Medrum term risks Energy cost votaulxty

impact on corporate stralegy Through our efficiency programme, we reduce our energy consumplion profile and ultlmateiy our exposure
to price fluctuallcns

Impact on financial planning Financial modelling inclugdes the expected accupancy of assets and their assaciated energy costs. Procurement manages
the financial risk of volatile energy prices.

Examples of climate-related opportunities

Resource efficiency

Short term opportunity Energy savings from the UK Energy Sawngs Opportumty Scheme 1ESOS]

Impact on corporate strategy As part of complying with ES0S in 2019, we have identfied initiatives representmg £1.4m of capex mvestrment that would
save £1.2m annually and payback in 13 months.
Impact on financial planning The business cases for these capex investments are consadered as part of our overarchmg financial process.

Energy sources

Short term opportumly Revenye generated from so!ar PV mstallanons on our assets.
Impact on ¢orporate strategy Installation of soiar PV at 10 assets, generating 1, 763 MWh in 2019/20

Impact on financial ptanning The cost savings and revenue from exporting 1o the grid are factored into our financiat p(anmng

Products and services

Medium term apportunity Earnmg 3 remat premlurn frorn hrgh effrcrency buridrngs with a Desagn for Perfoermance approach

Impact on ¢orporate strategy Cur Sustainabitity Brief for Deveiopments sets out our requirement for deta»ied energy modelling early in the desugn
stage to inform design and set operational perfermance benchmarks. To tearn from industry best practice, we also
became a member ofthe Better Bm[dmgs Partnershrp 5 Design for Performanca Initla[ive in 2020

Impact on financial planning Rental incorne for hsgh elflcnency and Low efficiency assets would be factored into our revenue Iorecasts in the medlum
term, as this would affect their marketability.
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Assessing the resilience of our strategy

British Land undertook an imitial analysis of medium term portfolio risks in 2017 Informed by the internal scenarios workshops
hetd in summer 2019, we will carry out TCFD-aligned scenario analysis in 2020, including a scenario where global warming 1s

limited to 2°C or lower.

Risk management

Climate-related risks are identified and
assessed using our risk management
framewark, 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 on the business,

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

tdentifying 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
ts monitored by the Risk Committee.

Metrics and targets

Our risk register tracks:

Description of the risk
lidentification)
impact-likelihcod rating
[evaluation enabling prioritisation)
Mitigants [mitigation)

- Risk owner [manitoring)

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

Brief for Acquisitions sets out our
environmental criteria for acquiring

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

Managing climate-related risks

Our process for mitigating, accepting
and controtling principal risks,
including cimate-related risks, is set
out on page 78 of this Report.

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

it is witling to take to achieve its
strategic objectives.

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

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

Climate-related risks

2620

5% 5% 5%

Energy regulation EPCs rated F or G {% by floor areaj
Extreme weather Portfolio at high risk of floed [% by vaiue) 2% 3% 3%
High flood risk assets with flood management plans (% by valug) 100% 100% 100%
Climate-related opportunities
2020
Resource efficiency Scope 1and 2 carbon intensity reduction versus 2009 (2020 target: 55%
reductian, index scored] 73% 64% 54%
Landlord energy intensity reduction versus 2009 {2020 target: 55%
reduction, index scored} 55% 44% 40%
Energy sources Electricity purchased from renewable sources (2020 target: 100%] 6% 96% 97%
On-site renewable energy generation (MWh] 1,763 1,131 782
Products and Portfolio with green building ratings (% by floor area) 23% 18% 18%
services Developments outperforming 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 portfolio has reduced by 73% 2020
versus oUr 2009 haseline, exceeding our 2020 reduction target,
through the National Grid decarboenisation and our own 2019

efficiency improvements.

In 2020, we invested £880,000 1n delivering over 20 energy a8

efficiency projects including a boller upgrade, building
management systems optimisation, improved lighting controls,
and the installation of LEDs These are expected to result in
annual energy savings of 2,250,000 kWh. Over the next

12 months, we will pursue IS0 50001 accreditation at our
cammercal offices.

2017

IR

iy

SRBINATE 14,239

s 7,615

W 8,105

Absolute emissions Scope 1 and 2:

22,318

26,815

¥ Market-based rmethodology

B Locaticn-based methodology

RN 3,267
U 8,842

41,758

Scope 1 and 2 emissions intensity’ [Toros U0 g

A0
Offices: per m’ net lettable area 0.032 0.044 0118
Retail - enclosed: per m- 0.037 0.043 D174
Retail - open air: per parking space 0.044 0.049 0106
Total managed portfolio: per £ gross rental and related incame- o _38.05 ezl oo -
Absolute Scope 1 and 2 emissions and associated energy use
o 327/713 EDE; V
Scope 1 Combustion of fuel:
Managad portfolio gas use and fuel use in British Land owned vehicles 6,327 6,433 5,158 30,715 31,203
Scope 1 Operation of facilities: Managed portfolio refrigerant loss fram
air corditioning 518 123 - - -
SCOPEZPurchase ufelectricity, hEat, steam and Location-tased 15,373 20,758 41,184 42,880 74,757
cooling for our own use: Managed portfolio electricity
Jse for common parts and shared services Market-based 569 1,549 - - -
Total Scope 1 and 2 emissions and associated lLocation-based 22,318 26,815 46,342 93,595 105,955
energy use Market-based 7,615 8,105 - - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% - 100% 100%
Proportion that is UK-based 160% 100% - 1607 190%
Absolute Scope 3 emissions - managed portfolio® [1onnos (0 2l
Landlord purchased energy: occupier gas and slectncity Location-basad 33,405 35.671
consumption, upstream impacts of all purchased energy
(including the fuels of an site vehicles) Market-based 1,534 nr
Landlord purchased water: upstream impacts 285 183
Waste management: downstream impacts 351 409
Proportion of Scope 3 emissions (above) assured by an independent third party 100% 100%

1 We have reported on all emission sources required under the Campanies Act 2006 [Strateqic Repart and Directors’ Reports] Regulations 2013 and the Companies
[Directors Report] and Lirited Liability Partnerships |Energy and Carban Report] Regulations 2018 [ the 2018 Requlations |. These sources fall within our consolidated
financial statements and relate to head office actwities and controlled emissions from our managed portfolio Scope | and 2 ermisaians cover %50 of aur mul:-let
managed portfolio by value We have used purchased energy consumption data, the GHG Protocol Carparate Accounting and Reporting Standard [revised edition) and

ermission factors from the UK Government's GHG Conversion Factors for Company Reporting 2019,

2 Omissiens and estimations Where asset energy and water data was partially unavailable, we used data from adjacent periods to estimate data for missing periods

In 2020, this accounts for 1 6% of total reported energy consumplion and 1 2% of total reported water consumplion

3 Gross Rental Income IGRI) from the managed portfolio comprises Group GRY of E436m [201% £43%mi, plus 100% of the GRI generated by joint ventures and funds of
£287m [2019 £314m), tess GRI generaled assets outside the managed portfolio of £212m (2019 £173mi
4 For full Scope 3 greenhouse gas reporting, see the British Land Sustainability Accounts 2020 at www britishland corm/data

2 FY19 residental data has been restated as more accurate data became available
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Non-financial
reporting disclosure

Where information can be found in this
Report on our impact

Key policies
include

Reporting

requirement Risk areas’

Sustainability Policy?
Sustainabitity Brief?

Stakeholder engagement

A new approach to sustainahility
Reducing carbon intensity

Managing risk in delivering our strategy
Task Force on Climate-related Financial
Disclosures

Sustainability performance measures

Environmental
matters

Code of Conduct®
Health and Safety
Policy®

People and culture
Managing risk in delivering our strategy

Employees

Code of Conduct®
Maodern Slavery Act
Statement’

Human rights Managing risk in delivering our strategy

Social matters Sustainability Policy’
Code of Conduct?
Local Charter?
Sustainability Brief?

Health and Safety

Sustainability
Managing risk in delivering our strategy

Policy”

Anti-bribery and

corruption Anti-Bribery and

Corruption Paolicy’

Whistieblowing?

Anti-Fraud Policy®

Business model

Strategic focus

Non-financial KPis

Strategic performance and KPls

Sustainability

Climate-related financial disclosures

1 Linkages to our Principal Risks and Other Group Risks which can be found on pages 78 to 87.

2. Available on www.britishland com/palicies

3. Employee version available through our internal Employee Handbook. Supplier version availabie on www britishland com/policies

Supply chain

We ask suppliers to work in a way we
believe Is best practice to achieve our
social, environmemal and ethical
standards. The effectiveness of our
policies in thus area can be seen in our
sustainability performance measures
on pages 221 1o 223. We set out our
supplier obligations in areas such as
health and safety, human rights, fair
working conditions, anti-bribery and
corruption, community engagement,
apprenticeships and envirocnmental
rnanagernant in our Supplier Code

of Conduct.

Human rights

Our respect for human nights is
embedded in how we do business.

We are a signatory to the UN Global
Compact which supports a core set of
values, including human rights, and have
made appropriate disclosures in respect
of the Modern Slavery Act. We are also a
member of APRES, an action
programme on responsible and ethical
sgurcing across the construction
industry. For our perforrnance on
aspects including fair wages and
diversity, see pages 221 to 223.

Anti-bribery and corruption

We are committed to the highest

legal and ethical standards in every
aspect of our business. it is our policy to
conduct business in a fair, honest and
open way, without the use of hribery or
corrupt practices to obtain an unfair
advantage. We provide clear guidance
for suppliers and employees, including
policies on anti-bribery and corruption,
anti-fraud and our code of conduct.

All employees receive training on
these issues appropriate to their roles
and responsibilities.
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Embracing the changing
way people live, work and
shop helps define our
strategy and delivers
long term value.

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

Connectivity

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

Open and puhblic spaces

The scale of our campuses and retail assets means we can curate 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 interesting parts
of London; like our retail places they have deep connections with local people, creating
a strong sense of cormunity.

The right mix of uses and occupiers

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

Flexible and affordable offer

Our retail and workspaces are attractively priced; we offer a range of ftoor plates,
different levels of service and more flexible leases. We actively work with customers
to evolve space in line with their needs.

R S DR oo i

Dealing with

By responding qu € rand thoughtfully to the Cowd-19 crisis we demons
carnmiiment to aur custorners and the communiti hao Live in and
provided financial flexibility a ort to many of our
animportant forum
<«Ing with employment orga
to provide longer term skills and employment support to people whose livelih
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Campus stories

Creating places to work, shop and be entertained.

43434d

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

BROADGATE

- ' "w. - . - . - -li
- 1l i low
Broadgate is successfully appealing to a 3 aZE b
broader range of occupiers on both new
" refurbished space, demonstrating jts unig'_
appeal. This year we let space on the"éxist’lﬁﬂ, o
portfelio to challenger bank Monzo withfank
-of Montreal and Workday among these taking _
spacé in our newest developments. We
added new restaurants Baraka and Bar
Douro with retailers Reiss and Waterstones
also taking space. In Septémber, Finsbury
Avenue Square was transformed by the
“Please be seated” installation for Landon
" Pésign Festival and our popular Winker.
Forest returned for its third year.” ..

97%  £162m

“Occupancy - - Rent
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7%

Geccupancy

Regent's Place is fast becoming
a showcase for how to build
and manage space in a more
sustainabie way. Our 1 Triton
Square development will be
one of the mast sustainable
buildings in Londen and cur
public realm improvements
are adding more green space,
At 338 Euston Road we
partnered with a circutar
economy specitalist to refit
space for a technology cccupier
while minimising their carbon
footprint and saving maoney,
and this year we opened a new
cafe built entirely frem recycled
raterials which has a more
sustainable appreoach to food.

nady o 1 Trsn Sauats
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Paddington
centraly

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

98% £46m

Occupancy Rent
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CANADA WATER
VIASTERPLAN

i teat snd proactive ;\pof"nach

fo cor mrwm“ify : ada Waler.

Tt ‘rr*uq“ et

‘_’n
extphifions, conva day-to-riay delivery of
COMTLD I“‘/ pre rid hstened to local poople
andr f"\? ected ! Fevr masterplan, They hawv
gone bovond it lanning pr‘oa 5 o i ave the aren
for residants, X ﬂ“mi b\/ changineg the toration of tha lelsure
centre and the doov 2rossing, as ‘ peponding nosilively
to our need for more social housing

Peter John, Leader Southwark Council

At Canada Water, we were delighted to
receive a resolution to grant ptanning for
our 53 acre masterplan, as well as
confirmation that the Mayor of London
will not be calling in the application for
further consideration. This reflects our
successful programme of engagament
with the local community and wider
stakeholders which has resulted in
significant changes to our masterplan
over the last five years.

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 demoenstrating 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 tocal community benefits
from our activities, partnering with
community organisations and our
supply chaimn.
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MARKET INSIGHTS

Understanding our markets

Our business ts well positioned to respond to the challenges and

opportunities in our markets.

Heightened economic uncertainty
Forecast real GDP growth %

Source Office for Budget Responsibibity, April 2020

Covid-19 has introduced an unprecedented
level of uncertainty for our business and
our markets It s extremely 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 it is not yet clear
whether or to what extent these changes
will become permanent.

Already this uncertainty has caused
occupational and investrent markets
across our business to stall. For Offices,
the fundamental attracticns of London
remain sound so recovery, when
restrictions are Ufted, Is expected to
come sooner, but the impact may be
more prolonged in Retall.

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

Qur response

We have actively strengthened our balance
sheet over a number of years so are
well placed in the current environment.
We temporarily suspended the dividend
to provide further flexibility enabling us
to support those customers hardest hit

Continued challenges in retail
Online % total retail sales

Source ONS

The growth of online retail 1s a well-
established trend, but many retailers
have struggled to adapt their models to
this new way of shepping. This structural
theme has accelerated as a result of
Covid-19 which saw more people shop
online than ever before. At the same
time, with people obliged to stay at
home, they saw fewer reasons to shap
for non-essentials, such as new clothes
ar beauty products.

As a result, several operators whose
business rmodels were already struggling,
entered CVA or administration In the
short term, many businesses have
benefitted from landlord or Government
support, but how long this can remain in
place 1s 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 Cowvid-19 crisis to support successful
businesses which are struggling at this
time We offered rental wavers to small,
retail, food & beverage, and teisure
operators 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 retall exposure.
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War for talent

Unemployment in London

2.1Tm

Jobs in the UK digital
economy

+150%

Increase in digital tech
jobs since 2015

Scurce Technaton

Natwithstanding the impact of Covid-19,
the war for talentin London 1s having a
reat influence on the type of space
occuplers are looking for.

London and the South East host more
than half of European HQs for the
world's {argest 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 supports their welibeing, more
flexible ways of working and a more
green and ethicat approach to business.

Qur response

Our 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 WiredScore platinum
rating fer internet connectivity. 100% of
our current new develepments are on
track to achieve BREEAM Excellent
rating and all future developments will
be net zero carben.



Focus on sustainability

Indicative relationship between
operational and embadied carbon
emissions for offices

Whe.e Ufe operational
carbon errissions

Wnole life embodied
carbon emissions

M Embodied emissions to practical completion

4% Ernbodied emussions from it out,
refurbishment and deconstructicn
Operational ernissions frar energy use

Source R'BA British Land

This year, the urgent need to address
climate change attracted media and
public attention cn an unprecedented
scale. With buildings and construction
together accounting for nearly 40% of
global CO: emissions, our industry has a
real responsibility to act quickly Not only
Is this the right thing to do, 1t 1s
increasingly what our shareholders and
our customers expect, and we believe
will drive commercial advantage

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

As anindustry, we have come together to
tackle climate change, pledging to deliver
net zerc carbon portfelios through a
Climate Change Commitment launched
by the Better Buildings Partnership.

Our response

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

Social inclusion

What makes a successful place

Role of technology

Why companies invest in PropTech %

Source Project fur Public Spaces

There s a growing expectation that
operators of public space have a
responsibility to the wider community to
create places that have a positive impact
This s particularly evident during the
Cowvid-19 crisis when many property
campanes responded proactively,
praviding financial and practical suppert
to businesses and communities in need.

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

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

Our response

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

Source KPMG

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

Data collection and analysis Is at the
heart of this. Data can demonstrate how
space is used, helping us refine our offer
to meet more of cur custormers’ needs.
For example, data-driven insights can
help to identify the nght rmix of uses and
the right eperators for our schemes.
Technology can also help us perscnalise
space, potentially generating improved
efficiencies for us and our customers,

importantly, technology has a role to
play in delivering builldings which are
more sustainable, for example by
monitoring carbon emissions and energy
usage and Innovating to find ways to
reduce that iImpact

Our response

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

Market backdrop

Our operations are entirely located in the UK, so were unaffected by
Covid-19 for the first 11 months of the financial yvear. This review provides

context for our performance across the vear ended March.

Macro-economic context

The backdrop remained volatile
throughout the year, reflecting cantinued
Brexit uncertainty and a fast-changing
political environment including December’s
General Election. The decisive election
result and subsequent greater clarity on
Brexit improved confidence, but this
dropped markedly as the Cowid-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 ot
these restrictions 1s expected to be
significant, albert hard to quantify and
despite Government support, the Office
for Budgetary Responsibility's illustrative
projections are for GDP to decline 13%

in 2020, with an improverment in 2021
[based on 14 April 2020 report).

London market

The Londan investrment market was
subdued in the first half of the year with
investors cautious pending greater clarity
on Brexit, but there was a notable uptick
in activity after the election with £4.45n
of Central London deals in the quarter to
December 2019, and yields were widely
expected to contract. However, in the wake
of Covid-19, a number of transactions
were cancelled or postponed, leading to
a drop in volumes for the quarter to
March 20620. While confidence may be
impacted in the short term, longer term
the market 1s underpinned by sound
fundamentals and in the context of
glokal uncertainty, London real estate

1s considered a relative safe haven
These factors should support the
investrnent market longer term,

Occupier dermand for high quatiy, well
located space remained strong throughout
the year Take ug in our markets was up
2% 1n 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 s also emerging for space
which 1s sustainable with the rental
premium for buildings which are rated
BREEAM Outstanding or Excellent
estimated by JLL te be ¢ 10% In central
London. Flexible workspace continues to
be important, and accounts for 12% of
take up, although certain business
models particularly those whao do not own
their own space, were struggling even
prior to Covid- 19, and for these operators,
the current environment is proving
particularly challenging. Activity slowed in
March and looking forward, polansation
towards high quality, well located space I1s
likely to accelerate. Supply is relatively
constrained in these markets and
pre-letting levels have remained healthy,
with 61% of development under
construction already taken

Retail market

Retall markets remained challenging
Investrnant volumes ware low with
investors very cautious on value given the
challenges faced by occupiers while certain
sellers are known to be under pressure,
driving down pricing. Liquidity slowly
returned to the retail park market, with
several transactions announced In early
2020, albert at relatively wide yields

Glasgow Fort
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However, a number of these deals

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

The occupational market remained

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

the outlook 1s uncertain and several
operators have since entered CVA or
administration Retall deemed essential,
including supermarkets and pharmacies,
have performed better and across the
market there s a renewed focus on
supply chamn and distribution networks.




Our Strategy

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

A Mixed Use Specialist

We Jueve « clear long term strategy to build an inercasingly mived use business.

We expect many of the macro trends we
have built our strategy around to
accelerate as a result of the current
crisis, so our long term strategic focus
remains unchanged. However, it
remains early days and we do not yet
have clarity 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.

Why mixed use?

We recognise that the way people use
real estate ts changing and that the most
effective way to drive enduring demand
for our space 1s to evolve our offer in line
with thase trends. In the wake of Cowvid-19,
there s likely to be an increasing
emphasis on workspace which is 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
shaop quickly and efficiently near to the
place of work 1s a key advantage in the
short term, and long term, people will
agalin want opportunities to socialise or
be entertained nearby. There Is also a
growng expectation that businesses and

Progress on our strategy

Key focus areas and tndicative business mix

Campus focused Landon Offices

Progress

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

How does it deliver value?

A successful mixed use strategy,

with strong environmental and social
credentials 1s fully aligned to the evolving
needs of our customers and how people
use our places. By helping drive enduring
demand for cur space, it supports the
delivery of long term sustainable value
through rental growth and high occupancy.
At our campuses and multi-let spaces
we control not just the buildings, but the
spaces between them. As such,
investrnent we make nto the broader
environment has a positive impact on the
value of aur individual assets. As long
term owners and managers of space,

we are also 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.

Dur scale and unique network also mean
we have the flexibility to re-allocate uses
within our places over time to better
reflect the needs of our customers as
they change and ensure that we always
make the best use of cur 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
retall and leisure offering

A smaller, more focused Retail
portfolio: 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 Londan, assets
focused on transport hubs, especially
assets with mixed use potential
Canada Water and Residential: plans
for 3,000 haomes at Canada Water
with further opportunities within

our portfolio

Progressing development on our campuses and de-risking through pre-lets with 88% of our

recently completed and committed developments now let to a broad range of gccupiers

40-65%
Inctuding Storey ¢.5%

Crezating options with 760,000 sq ft of planning applications submitted
Storey operational across 297,000 sqg ft on all three campuses with further 90,000 sq ft identified

Smart-specific guidance documents produced for internal teams and supply chain; smart-enablad
our head office bringing building systems and sensors into a single cloud environment, which will
znable us to contral and manage space remotely; selected partner to deliver our Campus app

Refocused Retail

Outperferrnance on footfall and sales

25-30%

Canada Water & Residential -

£294m assets (our share} sold since April 2019, 5% above book value
Focusing on assets which support instere fulfilment and click and coliect

Completed on eight units in the period at Clarges with one unit remaining at a book value of E3m

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

c.10%

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

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

Business mix perceniages 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 in
vihrant and exciting neighbourhoods,
they provide world class, modern and
sustainable offices alongside public
spaces, with a range of places to spend
tirne outside of work. These unigue
campus benefits are the result of
specific investment over rmany years
and represent a clear attraction to
Businesses seeking tc hire and retam
the best people

Increasingly what differentiates cur
space 15 the range of product and depth
of services we provide. We have evolved
our offer to attract a much broader
range of industries and occupiers and to
cater to their changing needs over ime.
Our menu of products spans more
traditicnal 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 hasic
package of services; to Storey, our fully
serviced, flexible workspace offer

Storey 1s deliberately differentiated from
other flexible ofterings in allowing
cccuplers to personalise their space
through their own branding while
benefitting from the shared amenities in
the building and on our campuses. It has
helped attract new types of occupierto
our campuses, particularly tech and
creative businesses who benefit from
being located around some of the
world's leading financial, legal and
professicnal companies. Storey has also
hecome a valued service for existing
occupiers on our campuseas, praviding
overflow or project space, and through
Storey Club at Paddington, we offer ad
hoc meeting and events space ta all our
Paddington occuplers

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 an increasingly mixed use
business, the right assets in the right
locations will succeed These include
fugh quality, accessible and well located
assets which are affoerdable to retailers
and can play a role facilitating enline
fulfitlment such as click and caollect; In
particular, retail parks which are more
conducive to mission-based shopping
and are open air, so people may feel
mare camfortable vistting In London, we
will focus on transport hubs, especially
those assets with mixed use potential.

We have made £296m of retail disposals
lour share] in the year, bringing total
retail sales since we set out our plan in
Novernber 2018 to £610m but with more
to do. Future sales will be selectve and

primarily comprise solus assets, with
limited asset management potentral,
and some multi-let centres, particularly
those outside London which do not fit
our longer term strategy In the context
of today’s vatuations, our focusis on
intensive asset management, keeping
our assets full and explorting demand for
assets which support instore fulfitment
and click and collect, so we expect
progress on sales to be slower near term.

Residential

Residential 1s complementary to cur
existing expertise and longer term will be
additive to our mixed use strategy We see
most potentiat to build exposure in this
market at Canada Water where we have
potential ta deliver 3,000 hames; other
opportunities in our portfolio, include
Aldgate Phase 2,10 our near term pipeline.
Building this business organically is the
most effective way of ensuring that our
product is hugh quatity, reflects our
strateqgy, adheres to the hughest standards
of safety and sustainability but inevitably
means that st will be delivered over a
longer ime frame

mﬂw ottt I B, N
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Sustainability — launch of 2030 strategy

Completion of 2020 strategy

At the end of FY20, we concluded our
five-year sustainability programme,
which drove progress across multiple
environmental and social factors We were
particutarly 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 53%

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 ahove ratings, and in the
last year we achieved a further step
change by prioritising retro-fit abhove
demclition, At 1 Triton Square, Regent’s
Place, we have saved 34,000 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 Excelient BREEAM
rating due to the retro-ht, alongside
WELL Gold certification and a WiredScore
platinum rating for internet connectivity.

Our ability to support the communities
where we operate has increased
through the programme. We have
supported 1,745 indwviduals into
employment, exceeding our target of
1,700 and %6% of strategic suppliers
have now adopted our Code of Conduct,
mandating responsible business practices
throughout cperations associated

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

Looking forward

As we conclude our 2020 programimne,
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 focus on two
areas where action 1s most urgent.

Creation of a Net Zero Carbon
Partfolio by 2030

The man drivers of this will be:

All developments delivered after April
2020 to be net zero embodied carbon
A 50% reduction in emboedied carbon
emissions at our developments, to
below 500kg CQ.e / m* by 2030
A 75% reduction in operationat carbon
emissions across our portfolio by 2030
- Creation of a Transition Fund,
resourced by annternal carbon
fee at £60/tonne levied on new
developments, to finance retrofitting
of our standing portfolio, including
research and development

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

With a growing number of London
businesses making firm commitments
to reduce their carbon footprint, strong
sustainahility credentials are an
increasingly relevant end impertant part
of our overall leasing offer. Research
from JLL demonstrates that bulldings
rated BREEAM Outstanding or Excellent
generally achiave a premium of ¢ 10%
compared to prime rents, and 24 months
post completion achieve a lower vacancy
rate of ¢. 7% compared to ¢.20% for a
bullding rated Very Good.

A place-based approach to
social contribution

As a long term investor in places,

we help build relationships with local
people and arganisations 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 pertfolio, deepening connections
between stakeholders - ourselves, aur
communities, custemers and supply
chain partners - in pursuit of a shared
local goal. Using the framework of cur
Lacal Charter, our ambition is to increase
the resilience and community experienced
by everyone In and around our places,

so the benefit 1s shared widely.

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

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

Supporting communtties
through Covid-19

Supporting local communities has been
at the heart of our response to Covid-19.
In 2008 we established a community
investment fund, which now commits aver
£1 3m of funding annually through which
we have provided support to those most in
need. We were able to swiftly deploy part
of the fund to support our communities
through the crisis We funded expert
strategic advice for the leadership teams
of our partners from the CASS Centre for
Charity Effectiveness to help them deal
with the crisis, as well as funding bespoke
employment suppert programmes
through organisations such as the East
London Business Alliance for those whose
livelihoods were affected. Elsewhere we
helped individuals to develop new skills
and donated equipment to support
non-profit organisations to wark
effectively from home. In 20 of our places,
we also worked with the National Literacy
Trust to support vulnerable families with
home schooling to maintain their
children’s progress.

Commitment to leadership

Our continued strong sustainability
performance Is reflected in our rankings
In ESG indices, including a green star
rating for the tenth consecutive year in the
Global Real Estate Sustainability
Benchrnark [GRESBI, AAA rating 1 MSCI,
96th percentile in Sustainalytics for our
sector, and inclusion in FTSE4Good and
Dow Jones Sustamability 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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PERFORMANCE REVIEW CONTINUED

Business Review

Portfolic valuation

£11.2bn

Occupancy

96.6%

Weighted average lease {ength to
first break

5.8 years

Total property return

(6.4)%

ERV movement

(4.7)%

Vatuation movement

(10.1}%

40

Portfolio performance

Valaation Tutut g aperty
Vv o teyomert ERYV v amanr reten
Ar 3t Macch 207 [ . ks g
Dffices 6,773 23 32 . 57
Reta | 3,873 [26.1] [11.7] +101 [22.4)
Carada Water 364 5.8 na na 16473
Residential 147 [2.7) na nz 01
Total 1187 o (4 7) _+38 R

Overall, the portfolio was down 10.1% in
value All of our valuation reports include
a ‘material valuation uncertainty”
disclosure. This states that valuers can
attach less weight to previous market
evidence for comparison purposes, and
thus less certainty - and a higher degree
of caution - should be attached to their
vatuations than would normally he the
case. The valuers clarity that this does
not mean that the valuations cannot be
relted upon

We delwered avalue ncrease of 2 3% i
Offices, led by developments [+7.5%),
and supported by good ERY growth,
which reflected a lack of qualrty supply in
all submarkets, with ERVs in the City 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% reflecting
ongoing structural challenges
compounded by the impact of Covid-19.
Our third party valuers made Cowd-19
adjustrnents in respect of their FY20
valuations which included the following
and together these adjustments
accounted for a ¢.6% valuation decline.

deducted three months rent rall on all
non-essential retail as a capital sum
nan-contractual incorne such as
commercialisation deducted as a
capital sum for a period of six months
mncreasing yields by between 25-100Gps
based on the guality of the scheme
and current yield profile

increasing void periods to reflect
additional teasing time

increasing structural vacancy
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In additron, throughout the year there
has been Uttle transactional evidence,
particularly for larger lot sizes. As a
result, we have seen significant outward
yield shift for prime assets. There were
signs towards the end of the financial
year that bmited 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 ¢ 8%
reflecting good progress on planning,
albeit the value declined sbightly in the
second half as a result of the impact of
Covid-19 on the retail existing use element
of the valuation. This effect should
unwind on drawdown of the headlease
and the adoption of a development
valuation for the masterplan

Offices outperformed the Central
London Office benchmark and the

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

As a result and reflecting the continued
strength of industrials where we have no
exposure, the portfolio underperformed
the {PD All Property total return index by
600bps over the year.




Capital activity

oo b Agri 234
Purchases

Sales
Jevelopment Spend
Capital Spena

Net investment

Gross Investment

o Roatan
o 3
- i294]

243 9

69 34
EEE (240]
398 352

Canady Watsr

19 - i}
i8] - |382]
5 25 282
- - 103
s 25 121
110 25 85

On a propartionally consolidated basis including the Group's share of jo.nt venlures and funds

1 tnciudes Clarges residential sales of £84m, of wh cn Eom exchangad prior Lo FY20

The total gross value of aur investment
activity since 1 Apnil 2017 was £885m
with retail disposals accounting for
£296m lour share). OQur sale of 12
Sainsbury's superstores to Realty
Incarme Corporation in Aprit 2019 for
£429m (our share £194m] was the
largest single component of this and was
achieved at a modest premium to book.
In line with strategy, we have continued
to make sales from our standalone
[solus) portfolio, including a laisure
asset and a Homebase both of which
sold significantly ahead of book but have
been more pragmatic on other assets
with a standalone Debenhams and &
Sainsbury’s superstore sold below book
Post year end, we agreed the sale of a
standalone Tesco In Brislington on an
unconditional basis at book value
{E42m], with completion expected later
this month. We also exchanged and
completed on the sale of cur share of a
portfolio of reversionary interests tn
Samsbury’s superstores for £102m.

The most notable purchase in the

year was a 2b% interest in West One,

a shopping centre and offices building,
above Bond Street station. This 92,000 sq
ft scheme provides attractive long term
potential and 15 in line with our plan to
become an increasingly mixed use
business. Working with Norges who
retain ownership of 75% we will assume
responsibility for the asset management
and any future development, generating
a fee Income

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

to date

At Aldgate, we have acquired Barratt's
50% share in our Phase 2 buitd-to-rent
residential-led scheme which has now
been added to our near term pipeline.
We alsa completed the purchase of

& 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 infarmation
can play a real and fundamental role in
decision making around leasing, asset
management and capital allocation
helping to generate Incremental value
for shareholders and our customers.

This year, we completed our largest ever
B28 customner satisfaction survey,
spanning retail, office and Storey
customiers, including 141 senior decision
makers, 65 facilives managers and 737
store managers The research gauged
satisfaction with us as a landlord and
collected feedback on how service had
changed over time, how we compare o
campetition and what we could do to
better support our customers, and
changes were implemented as a resutt.
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
trialing machine learning to estimate
the performance of our retailers at

our campuses.

Smart Places

Our Smart Places team deliver digital
ptacemaking across our Landon
campuses, using technelogy to enhance
the expenence and aperation 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 to provide
clear guidance on how to design and
specify smart technology in line with our
expectations during development and

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

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

good progress, we were thrilled to win
"Best Adoption of Tech™ at the 2019 UK
Proptech 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
portfolia, 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
income growth of 0.8%

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

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

360,600 sq ft rent reviews agresd
6.5% ahead of passing rent
adding £1.17m to rents

Geeupancy of 97.3%

Broadgate

Campus operational review

B1% of 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, to enhance the retail, dining and
entertainment offer, embedding our
places more firmly within the local
community and appealing to a broader
mix of occupier.

We agreed 946,000 sg ft of new lettings
and renewals in the period, overall .1%
ahead of ERV as our high gquality, well
located space continued to drive 3
premium. Leasing activity inevitably
slowed in the final month of the year, but
we are under offer on 220,000 sq ft and
In negotiations on another 160,000 sq ft.
We are continuing to conduct virtual
viewings and have responded ta 375,000
sq ft of new RFPs since the crisis began.

Each of our campuses has remained
open and fully aperational throughout
the Covid-19 outhreak atthough phystcal
occupancy was significantly reduced
with the majonty of people working
from home.
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Broadgate: Continued strong leasing

Qur 1m sq ft development programme at
Broadgate 1s nearing completion and 15
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 taking 124,000
sq ft at Broadwalk House.

At 100 Liverpool Street (524,000 =q ft),
Bank of Montreal commuitted 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
space is now 84% pre-let In retail, we
also made good progress this year, we
signed L'Occitane, John Reed Gyms,
Tommy Hilhiger, Monica Vinader and
Space NK in the second half and are
under offer on three restaurants. Sitting
at the entrance to Liverpoot Street and
the new Crossrail station, these are
prime retail locations.

At 1 Finsbury Avenue (287,000 sq ft),
which cormpleted at the end of FY19, we
are under offer on a third restaurant and
a leisure operator, which will join two
existing restaurants. Technology firm
Workday also signed for 29,000 sg ftin
the secand half, and 73,000 sq ftis
allocated to Storey

At 135 Bishapsgate, which reached
practical completion in the second hatf,
we let 9,700 sq ft te FinTech operator
FNZ and are under cifer on a further
20,000 sq ft, leaving only 7,000 sq ft
lrepresenting 10% of space] available to
let Post completion works are well
underway, albeit progressing more
slowly due to Covid-19 restrictions.

Rent reviews with existing occuplers
were agreed on 97,000 sq ft, 10% ahead
of passtng rent and the campus is
virtually full, with occupancy of 97%.
Overall, we delivered a valuation uplift of
4. 7% reflecting ERV growth of 5.0% and
yield contraction of 14bps.



Paddington Central: Recommitment
of largest occupier

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

1 Sheldon Square with the term
extended by six years, demonstrating
that the work we have done here 15
delivering results. We are improving the
variety of cur F&B offer. The Grand
Duchess floating restaurant and a fifth
barge, The Cheese Bar, will launch when
condrhions allow, further enhancing the
waterfront and helping to create adining

destination along the Grand Union Canal.

We delivered a valuation uplift of 1 9%,
with yield contraction of 1bp. 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
Paddington Central, existing space I1s
also letting well at Regent's Place with
45,000 sq ft let to Skyscanner at 338
Euston Road and Mind Gym, a learning
and development specialist taking space
at 350 Euston Road. We have continued
to strengthen our retail offer with space
let to Acal Berry, the Amazon Boost
Superfood Bar and renewed leases to
Starbucks and Darsy Green We opened &
new café at 17-19 Triton Square entirely
built from recycled rmatenals with a
more sustainable approach to food, and
we are on site with a programme of
public realm improvements, including a
new community park

The value of Regent’s Place was up
2 6%, with yield contraction of 1 bp
and ERY growth of 3.6%. Occupancy
Is at 97%.

Paddington Centra

Storey: our flexible workspace brand

Storey, aur flexible workspace solution,
launched three new buildings over the
year, bringing the total space cperated to
297.000 sq ft. [t1s a deliberately
differentiated concept providing high
quabity private workspaces in great
locations across London, which
customers 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 Hoor plates, lower density and
private meeting spaces. Now n its third
year, Storey provides an additional level
of flexibility and service for British Land
customers, becorming an integral part of
London campuses, supparting our
“core-flex” strategy.

Occupancy across stabilised buildings
was 92% at year end and remains
unchanged. Progress at new buildings
has been encouraging, imcluding 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
Datastax. Average lease lengths are
now 26 months to term certain and
retention rate 1s 68% based on lease
events, with a further 19% of customers
having expanded within Storey.

Storey Club, which offers ad hoc
workspace, meeting and dining rooms,
launched at Paddington Central in the
year. This has proved a popular resource
with B0% of Paddington occupiers having
made chargeable bookings as well

as hesting events and warkshops

aimed at campus occuplers and the
local community

Locking forward, we are committed to a
further 90,000 sq ft across Z Kingdom
Street, 6 Orsman Road and 100 Liverpool
Street, which 1s nearing completion and
will include Storey Club space.
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PERFORMANCE REVIEW CONTINUED

Smaller, more focused Retail

Retail cperational and
financial highlights

Total Retail portfolio value down
26.1% reflecting ongoing
structural challenges and the
earty impact of Covid-1?

- Yield expansion of 10Thps; ERVs
down 11.7%

l.easing activity 1,361,000 sq ft

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

— Further 1.2m sg it 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%,
3%0bps ahead of benchmark

- £296m {British Land share)
non-core assets sold since
Aprit 2019

Ferformance review

Operational performance

With markets challenging, even prior to
the impact of Covid-19, our focus has
been on driving operational performance
and keeping centres full. This has
required a more pragmatic approach at
some lecations but we have maintained
occupancy at 96%, leasing 1,361,000 sq
ft, with leases greater than one year on
average 4% below previous passing rent,
with an average lease term of 6.7 years
and average incentives of 10 months.

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

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

We have continued to outperform

on footfall and Like for Uke sates,
which were down 2.3% and 2.1%
respectively reflecting the market,

but were 460bps and 390bps ahead

of benchmark. In the period since the
lockdown, from 23 March until 10 May,
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footfall was down 78%, 700 bps ahead

of benchmark and like for Like sales
were down 82%. Grocery 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, tagether totallng £11.3m on

an annualised basis. Several of our
customers entered administration

post year end, including Debenhams,
accounting for a further £5 1m of lost
contracted rent.

Capital activity

In Novermber 2018 we set out a clear
plan to refine our Retail pertfolio to
deliver a smaller, more focused
business representing 30-35% of total
assets, we have revised this to 25-30%
given the subsequent reduction in
values. Since November 2018, we have
made £610m (our share) of retail sales
with £296m [our share| achieved this
year The sale nf 17 Sainshury's
superstores to Realty Income
Carporation accounted for the majority
[£194m Bntish Land share] but we also
sold a leisure asset in the first half and
four solus retail assets towards the end
of the second half

Independeant retailer,
Meadowhall




Development

AUZ Ma R 2060
Recently completed
Comruttec
Naar term

Meaurr term

G
1

737
870
1,007

Castie 5™

On a propartionaly consolidalzd bas s ncluding tne Group s share of JVs and funds [except area which s shown at 10G+ )

FPortfolio

Developments are a key element of cur
investrnent case as a fundamental driver
of sustainable value and growth for the
long term. Recently completed and
committed developments total 1.6m sg ft
and are now 88% let, securing £54m of
future rent. This means that speculative
exposure 1s low at 0.6% of portfolic value
and costs to come on our commutted
pipeline are £76m.

Our approach has been to create
opportunities for developrnent across
our portfolic and in London, where lang
term fundamentals are strong and there
are mited opportunities to acquire
assets with development potential,

this 15 a key competitive advantage.

In additton, the majority of space in our
development pipeline 1s either income
producing or held at low cost, enhancing
our flexibility, so we have attractive
options we can progress as and when
appropriate If we were to commit to

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

below our internal nisk threshold for
speculative development of 8%. Although
we will not make further commitrments
until we have more clarity on outloock

Construction cost forecasts pre Cowid-19
suggested that the rate of growth was
likely to be moderate cormpared with
long term historical trends, owing to
the continued market uncertainty
surrounding Brexit and weaker global
growth. However, since Covid-19, there
Is iIncreased market uncertainty; raw
material costs have decreased, wages
are static, low productivity i1s prevalent
and market consclidation is expected.
This suggests that short term tender
price inflation 15 likely to be very low.
This1s still set against the nisk that a
prolonged delay te Brexit terms heing
agreed increases materiat 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 risk,
97% of the costs on our major committed
development programme have been fixed.

Campus developments

Our long term strategy focuses on our
London campuses. Development 1s an
important part of how we will deliver
that, enabling us ta provide new and
refurbished space to meet the future
needs of occupters. This has a positive
impact beyond the mdividual 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 Finshbury Avenue (287,000 sq ft] in

FY19 and 135 Bishopsgate (335,000 sq ft}
this year. At 1 Finsbury Avenue, we are
now 85% let by ERV [including let Storey
spacel nsing to $7% including all space
allocated to Storey. We have four retail
units left to let and all office occupiers have
now taken occupation. At 135 Bishopsgate,
we are now 0% let by ERV, with just
7.000 sq ft remaining

Committed developments

Our 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-19 restrictions,
which has pushed out completion dates
(see Covid-19 operational update on
page 73], but work has now recommenced
albest on a restricted basis.

100 Liverpoot Street (524,000 sq ft) 1s 84%
iet on the office space and with 45000 sq ft
allocated to Storey, we have only 20,000
sq ft left to let. The buillding 1s on track
to achieve a BREEAM excellent rating,

aWELL Gold Certification for Wellbeing
and a WiredScore 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 local people benefit
from our development.

At 1 Triton Square, Regent's Place,

we are fully pre-let on the cffice 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 completion in calendar Q2 2027

Near term pipeline

Qur near term pipeline cavers more than
Tm sq ft. At Nerton Folgate we have
consent for a 336,000 sq ft scherne
caompnsing 257,000 sq ft of office space
alongside retail and residential space,
to create a mixed use development
which s 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 maore
established organisations, particularly
in the technology and creative sectors
We have commenced enabling works
meaning we are able to begin
construction when appropriate.

At 1 Broadgate, we have consent for a
538,000 =g 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.
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PERFORMANCE REVIEW CONTINUED

At Aldgate Place, Phase 215 a build-to
residential scheme delivering 159 homes
with 19,000 sq ft of office space. We have
achieved planning consent for our revised
butding layout and will be submitting a
second application on the landscaping in
the coming months. We would not
expect to start on site until we have
greater clarity on the market outlook

Medium term pipeline

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

The most significant scheme s 2-3
Finsbury Avenue at Broadgate where
our plans add 313,000 sq ft to the
existing space to deliver a 563,000 sq ft
office-led scheme. The bullding 15
currently generating an income through
short term, more flexible lettings.,
including 51,000 sq ft elivcated to Storey.

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

100 Liverpool Street

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

Relail development:
enhancing and repositiching
our portfolio for the future

In ine with our disciplined approach to
capital allocation and reflacting our
longer term view on the role of retail
within our portfolio, we do not expect to
undertake significant retail development
in the near term. We do however
maintamn a range of opportumties
across our portfolio which preserve cur
optionality but we would only commit

to projects which are aligned with our
strategy. maost Likely comprising a
rixed use element, and when market
cenditions are supportive.
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Completed developments

We completed our 108,000 sq ft leisure
extension at Drake Circus, Plymouth
comprising a 12-screen cinerma and

14 restaurants which 1s 67% let.

We have no cammitted retail
developments.

Medium term pipeline

Qur medium term pipeline 15 focused

on mixed use opportunities. At Ealing
Broadway, we are working up plans for
an exciting new 303,000 sq ft office-led
mixed use scheme that will sit adjacent
to our Ealing Broadway shopping centre,
outside the new Crossratt entrance

The first step 1s a refurbishment of

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




Canada Water: 53 acre masterplan

for a new urban centre in Central London

Highlights

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

a bm sqg ft mixed use scheme,
unanimously supported by
Southwark Councoil

- Received Stage 2 confirmation
from The Mayor of Lenden that he
wilt 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 5104
Agreement; anticipated earliest
summer 2020

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

Jamie Mehmet,
Ballers Football Acadamy

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

In September we received a resolution to
grant outline planning cn the entire 5m
sq ft masterplan from Southwark
Council, including detailed consent on
the first three buildings, covening
580,000 sq ft In February 2020, we
received confirmation from the Mayor of
Londen that he would not be calling in
the scheme for further consideration.
Following the completion of the 5106
Agreement and issue of planning
permission, which may be delayed due to
the impact of Covid-1% on finalising the
5106 Agreement, we will be m a position
to draw down the headlease under the
terms of the Master Development
Agreement signed with Southwark
Councit in May 2018, which we anticipate
being earliest summer 2020. This will
combine the cwnership 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 80% 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 maximurm of 20% with returns
pro-rated accerdingly.

The resolution to grant planning decision,
which was unanimously agreed by
Southwark Council1s a positive
endorsement of our programme of
engagement with the local community,
which has included over 120 public
consultations and local outreach events,
attracting over 3,000 individuzls. As part
of this, we worked with Southwark
Council to develop a Social Regeneration
Charter which captures local residents’
priorities for the benefits of the
development, and proposals for how
these will be delivered.

Sustamnability has been integral to our
approach from the start, and we are
committed to a strategy that ensures
the masterplan will support low carbon
living. In total, 8 mimtmum of 35% of the
53 acres will be public open space and
we will be planting more than 1,200
additional trees, both on and offsite.
Our plans will atso benefit the existing
and growing local community, with
investment into education, health and
community facilities in the lecal 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 connectigns.
Building K1 will be sclely residential
while building A1 will provide a mix of
residential and workspace and building
A2 will provide workspace and the new
leisure centre. Bath A1 and AZ will
include retail at ground floor.

Potential funding structures witl be
explored on formal recespt of planning,
ahead of which, we are seeing interest n
the space from a range of sectors and
discussions are underway an severat
buildings. This year, we announced cur
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

Underlying earmr{g-s ﬁer share -
Underlying Profit’
IFRS (loss] after tax
Diwvidend per share

Total accounting return'”

EPRA net asset value per share’”’
IFRS net assets

LTV ~¢
Weighted average interest rate”

2020
34.9p 32.7p
£340m £306m
£1320]m £i1,1145m
31 00p 15.97p
331% [11.6)%
905p 774p
£8,689m __£7.147m
28.1% 34.0%
2.9% 2.5%

See Glossary on website for definitons

See Table B within supplementary disclosure for reconciliaticns ta IFRS metrics

See Note 2 withun finarcial staternents for caleulation

See Nata 17 within financial statements for calculation and reconcilialion to IFRS malrics

On a proportionally consolidated basis including the Group s share of joint ventures and funds

O) B L P —
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Overview

Financial performance for the year was resilient in the context
of significant sales aver the last two years, an especially
challenging retail envirenment and the impact of Covid-19
which arose n the fourth quarter and so pnmarily 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 In the year.

Capital activity {sales net of acquisttions and share buybacks)
decreased EPS by 1 4p in the year Proceeds from sales have
been deployed into our valus-accretive development
programme. The recently completed and committed schemes
are expected to generate FPS accretion of 4.2p once fully let
based on expected rental income of £62m, of which 88% 15
pre-let. Setting aside capital activity, earmings decreased by
0.8p, primarily due to increased provisioning for tenant
incentives 1n light of Covid-19. Cost savings through
administrative and finanaing activities offset the impact of
retailer CVAs and administrations throughout the year

Since Apnil 2019, we have completed £0 9bn of gross capital
activity. This includes £296m sales [our share] of income
producing assets, primarily the sale of 12 5ainsbury's
superstores to Realty Income Corporation in April 2019 for
£429m (our share £194m). In addition, we completed on

£86m of residential sales at Clarges, Maytar, £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 proportionally consolidated
basis resulting in an overatl EPRA net asset value [INAV] per
share decline of 14.5%

Retflecting the strength of our balance sheet coming into this
period our financial position remains resilient. LTV has
increased by 590bps during the year to 34.0% with the key
drivers being valuation declines contributing 340bps and capital
spend contributing 210bps We had £1.3bn of undrawn facilities
and cash at year end and our weighted average interest rate
reduced to a new low of Z.5%.

Presentation of financial information

The Group financial statements are prepared under IFRS where
the Group's interests In joint ventures and funds are shown as &
single line itern on the income staternent and balance sheet
and all subsidiaries are consolidated at 100%.

Managerent considers the business principally on a
proportionally consolidated basis when setting the strategy,
determiming annual prionities, making investment and financing
dectsions and reviewing performance. This includes the
Group’s share of joint ventures and funds on a line-by-line
basis and excludes non-controtling nterests in the Group’s
subsidiaries The financial key performance indicators are also
presentad on this basis.

A summary income statement and summary balance sheet
which reconcile the Group iIncome staterment 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 recurning performance of our
core property rental activity, as cpposed to IFRS metrics which
include the non-cash valuation movement on the property
portfolia. It 1s based on the Best Practices Recornmendations of
the European Public Real Estate Association [EPRA] which are
widely used alternate metrics to their IFRS equivalents.

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

Loan to value (proporhionally consolidated) is alsa 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. [t also allows comparison to other
property companies who simlarly monitor and report

this rmeasure.
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FINANCIAL REVIEW CONTINUED

Income statement
1. Underlying Profit

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

2024

£m

Gross rental income CE7e | 560

Property operating expenses  las) . 1827
Net rental income a2 537 478

Net fees and other income 10 13

Administrative expenses 1.3 [81] {74}
Net financing costs ”777 T4 bz
Underlying Profit 340 306

Nan-cantrolling interests in

Underlymg Profit 12 12

EPRA adjustments _1672] 11,4328
IFRS profit/[loss) after tax 2 3200 1114}
Underlying EPS il 34.9p 3z9p

IFRS basic EFS 2z [3c.Clp (110.0]p
Dwvidend per share 3 31.00p 1597

1 EPRA adjustments conaist of invesiment and development property
revaluations, gains/losses on investment and trading property d sposals,
changes in the far value of financial instruments and associated close out
costs These erns are presented inthe capital and other cotumn of the
cansolidated income statement

1.1 Underlying EPS

Underlying EPS 15 37.7p, a decline of 6 3% an the prior year,

This reflects Underlying Profit decline of 10 0%, partially offset

by the impact of share huybacks which added 1.17p in the year.

1.2 Net rental income

114} i 6]

o fe il
CVA sed
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Net sales of income producing assets over the last 2 years was
ED.9bn. This reduced rents by £33m in the year, including £12m
from superstore sales, £4m from the sale of 5 Broadgate in
June 2018 and £11m from the sale of the Spirit Pubs portfolio in
March 2019. Proceeds from these sales are being reinvested in
the development pipeline which 1s expected to deliver £62m in
rents in future years and is already 88% pre-let [(£54m).
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Retall Like for Like net rental decline 15 5 1% In the year, primarily
reflecting the impact of CVAs and administrations. The offices
portfolio saw tike for Like growth of 0.8% which is lower than the
historic run-rate due to lease expiries. Office expiries contributed
a 3.0% decrease to net rents, however the space has either been
re-let or s to be refurbished Expiries have been more than
offset by the impact of leasing activity in the year.

In ight of Cowid-19, an impairment of £7m was made agamnst
tenant incentive balances primarily within the retail portfotio.
These non-cash provisions primarity relate to the spreading of
hustoric rent frees and fixed upltts A further £6m was provided
against tenant debtors that were deemed high nsk The March
quarter rent we offered to defer for our retail and leisure
customers facing challenges due to Covid-19 were not
receivable at year end and therefore not a trade debtor

Acceunting changes upon adoption of IFRS 16 results ina £3m
Increase to net rents, due to recogmsing head lease assets
under the fair value model

1.3 Administrative expenses

Administrative expenses decreased by 8 6% n 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 outgaing
expenses due to write-offs and provisions made in respect of
tenant incentive. Excluding write-offs and provisions made 1n
respect of tenant incentives and guaranteed rent increases,
the Group's cost ratio1s 19 8%,

1.4 Net financing costs
Em
(121) 6

o (11
(2l

E Fraring Nt

a Ty ERRERLIC LS

Ozu= 5p ERERE a
DayTE K

Lower interest rates and our financing activity undertaken over
the last 24 months reduced costs by £4m. Financing during the
year included the 1ssuance of a new £100m 2034 USPP note
following prepayment of a £98m 2027 note, and repayment of
£30m of secured Broadgate bonds [BL share, in addition to the
£111m repaid in October 2018,

The reduction in finance costs as a result of proceeds from

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

of secured Sainsbury’s JV bonds on the sale of a portfolio of
superstares, 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 79% of our debt s hedged, basad on current commitrments
On a spot basis we are 81% hedged Our use of interest rate
caps as part of our hedging (alongside swaps) means that
around half of our debt benefits if market rates remain low.



2. IFRS profit before tax

The main difference between IFRS profit before tax and
Underlying Profit s that IFRS includes the valuation movement
on investment and trading properties, fair value movements on
financial instruments and capital financing costs In addition,
the Group's Investments 1n joint ventures and funds are equity
accounted in the IFRS income staterment but are included on a
proportionally consolidated basis within Underlying Proft.

The IFRS loss after tax far the year was £1,114m, compared
with a loss after tax for the prior year of £320m. As a result,
IFRS hasic EPS was {110 0)p per share, compared to (30 0)p per
share in the prior year. Thus primanily reflects the downward
valuation movement on the GBroup's properties of £1,105m,

and an increase In the capital and other income loss from

jont ventures and funds of £306m, both driven principally by
outward yield shift of 101bps and ERV decline ¢f 11.7% 1n the
Retail portfolio

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

3. Dividends

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

Balance sheet

Pmpeﬂrnes asgets T"2,316 11,177

Other nan-currentassets 151 _ 3
' 12,467 11,308
Other net current liallities 1297] {241}
Adjusted net debt b [3,521] {3,854)
Other non-current uabilit es o - -
EPRA net assets o 8,649 7,213
EPRA NAY per share ) 4 905p 774p
Non-controlling interests 21 112
Other EPRA adjustments’ o [171] (1781
IFRS net assets 5 8,689 7,147

Proporuonally consclidated basis

1 EPRA net assets exclude the mark-to-market on derwatives and related debt
adjusiments, the mark-ts-market on the convertible bond as well as deferred
taxation on property and derivative revaluations They include the trading
properties at valuaticn [rather than lower of cost and net realisable valuel and
are adjusted for the dilutive smpact of share options No dilution adjustment
15 made for the £350m zero coupon convertibla bond matunng in 2020
Cetails of the EPRA adjustmenis are included in Table B withwn the
supplementary disclosures

4. EPRA net assetvalue per share

pence
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The 14.5% decrease in EPRA NAV per share primarily reflects a
valuation decrease aof 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 vatuations were up 2.3% drven by strong leasing at our
developments which were up 7.5%, including 100 Liverpool
Street where values were up 179%. ERV growth was 3 2% across
the standing investments and yields moved in 4bps

Valuations in Retall were down 26 1%, with outward yield shift
of 101bps and ERY decline of 11.7%. These values reflect
ongoing 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 é6p ta
EPRA NAV.

EPRA published its latest Best Practices Recommendations in
October 2019 which included three replacement Net Asset
Valuation metrics, namely EPRA Net Reinstatement Value [NRV),
EFPRA Net Tangible Assets [NTAl and EPRA Net Disposal Value
[NBVI We will report all three metrics geing forwards, adopting
EPRA NTA as our primary metric as 1t (s the closest to our
current prirary metric, EPRA NAV The three metrics have been
presented below as at 31 March 2020 to provide a compariscn
to the current measures, EPRA NAY and EPRA NNNAV.

EPRA Net Relnstatement Value [NRV] 7872 gis
EPRA Net Tangible Assets [NTA] 7,202 773
EPRA Net Disposal Value INDV] 6,762 7264

5. IFRS net assets

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

£1,542m from 31 March 2019, This was primarily due to the IFRS
loss after tax of £1.114m, along with £2%5m of dividends paid and
£125m of share purchases under the share buyback programme.
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FINANCIAL REVIEW CONTINUED

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

£m
(3,854}
[3,521) 382 ) -
wﬁ S 11251 (164l
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Adjusted nel debt s a propertionaliy consolidated measure It represents the
Group net debl as disclosed 1n Note 17 to the financial staiements and the
Group s share of joint venture and funds’ net debt excluding the mark-to-market
on denvalives, related debt adjustments and non-contretlirg interests
Arecenaliation between the Group net debt and adjustled net debtis

included in Table A wathin the supplementary disclosures

Net sales reduced debt by £ 264m whilst development spend
totalled £291m with a further £97m on capual expenditure
related to Sterey fit-out and asset management on the standing
portfolio. The value of recently completed and comrmitted
developments s £1,174m, with £78m costs to come
Speculative development exposure 1s 0 6% of the portfolio.
There are Trm sq ft of developments in our near term pipeline
with anticipated cost of £6405m.

7. Financing

AU 22y 2520
Net dept /
adjusted net debt’
Principat amount
of gross debt

£2,76bm  £3,247m £3521m £3,854m

£2,881Tm  £3,294m £3,890m €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.Bx
Weighted average

maturity of

drawn debt 73years 6.8years 8.1vyears T7.5years

1 Group data as presented in Note 17 of the financial staternents The propurtionally
consolidated figures 'nclude the Group s share of joint venture and funds” net
debt and exclude the mark-to-market on derivatives and related debt
adjustments and non-controlling interests

72 British Land Annual Report and Accounts 2020

At 31 March 2020, our proportionally consolidated LTV was
34.0%, up 590bps from 28.1% &t 31 March 2019. Valuation
declines contributed 340bps of this increase, and capital
spend contributed 210bps. Naote 17 of the financial statements
sets out the calculation of the Group and proportionally
consclhidated 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 Credsit
Facility at £450m with a group of eight banks, by extending and
armending one of our existing unsecured RCFs, The extended
RCF has a headline margin of 90 basis points over LIBOR
lunchangedl and an intial five-year term which may be
extended to a maximum of seven years at British Land’s
request, subject to banks’ consent. The facility may continue to
be used for our general corparate purposes. Augning with our
sustainability strategy, the facility includes two ESG-related
KPls focused on the BREEAM ratings of our develogments and
assets under management.

We also extended a total of £925m under other committed bank
facilities by a further 1year

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

Our liability and debt managerment activity has enabled us to
reduce our weighted average interest rate to a new low of 2.5%
Our weighted average debt maturity 1s 7.5 years.

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

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

¥

LI

Simon Carter
Chiet Financial Officer



Covid-19 operational update

Rev st Ay 2 March 15 37 g,
Receved

Rert deferrals

Rent forgiven

Moveo te monthyy
Outstanding

Collaction of adjusted oiling:

[ SO Reton HEREL
57% 43% £8%
1% 49% 22%
1% 4% 3%
- 1% -
1% - 12% ) 777% !
i - 9% 78% 91%

i Includes nan-office customers lacated wathin our Lendan campuses

2 Total billed rarts exclusive of rent deferrals, rent forgiven and tenants moved to monthly payments

3 Asat v3May

Retail

Following the measures announced by the Government on

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

All athers remain open to provide iImportant access to essential
stores such as stiperrnarkets and pharmacies. Overall, as of

25 May, In ine with Government measures, ¢.270 individual
units [c 15% of the total) are open.

On 26 March, we announced that at sites we contro!, we would be
releasing smaller retail, food & beverage and leisure customers
from their rental obligations for three manths lApnl to Junel
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 relating to the March quarter

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

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

Several occupiers entered administration in the wake of the
Cowid-19 erisis, representing £5.1m of lost cortracted rent.

The value of the retail portfolic declined 26.1% as ongoing
structural challenges were exacerbated at the year end
valuation date by the early effects of Cownid-1%. The valuers made
several Cowid-19 adjustments in arriving at their valuation which
are set out in the FY20 Business Review, these adjustments
accounted for a ¢ 6% valuation decline

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

London Offices

Our London campuses remain open and all offices are
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 customer base.

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

At Storey, we identified savings from reduced operations

and offered all our customers discounted rent for 3 months
This proactive measure has been well recaived by our customers,
In particular smaller local bustnesses. Some customers have
asked for additional flexibility in meeting theur rental obligations,
and consistent with our approach across the portfolio, we are
supporting those companies whe have heen adversely impacted,
but with otherwise strong business models. in these cases,

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

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

Developments

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

(A3 2020. At 1 Triton Square, we are targeting calendar Q2 2021
for practical completion.

We have reached practical campleticn on 135 Bishopsgate and
the space is now being fitted out, albeit 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

Lower impact -
Typical sectors:

- Glebal Technology

- Financial Institutions
Professional and Corporate

- BGrocery and Convenience

~ Government

93%

Rent collected due hetween
2 March-30 April

Our assessment of Covid-19 on our customers

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

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

We centinue to have significant headroem to our debt covenants.

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

Net Borrowings not ta exceed 175% of Adjusted Capital and
Reserves (as al March 2020. 40%)

Net Unsecured Borrowings nat to exceed 70% of
Unencumbered Assets (as at March 2020. 30%)

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

- Food & Beverage, Leisure
- Fashion and Beauty

- {General Retail

- Travet and Media

- Home and DY

39%

Rent collected due between
2 March-30 April

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

Based on contracted rents on a
proportionally consclidated basis.

1. Market capitatisation as at 18 May.

Secured debt with recourse to the Group s provided by
debentures with long matunties and limited amortisation.
These are socured against a combhined ponl of assets with
common covenants, the value of the assets is reguired to cover
the amount of the debentures by a mimimum of 1.5 times and
net rental Income must cover the interest at least once. We use
our nghts under the debentures to actively manage the assets
in the security pool, 1n line with these cover ratios.

The secured debt in joint ventures and funds i1s all non-recourse
and the Broadgate and Meadowhall secuntisations have no
loan to value default covenants.

Given our cavenant structure across the Group, we could
withstand a further fall In asset values across the portfolio of
45% prior to any mitigating 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 Coxid-19.

Leverage

We manage our use of debt and equity finance to balance the
penehits of leverage against the nisks, including magnification
of property returns. A loan te value ratio [LTY'] measures our
leverage, primarily on a proportionally consolidated basis
including cur share of joint ventures and funds and excluding
nan-controlling interests. At 31 March 2020, our proportionally
consolidated LTV was 34 0% and the Group measure was 28.9%.
Our LTV 1s menitered in the context of wider decisicns made by
the business We manage our LTV through the property cycle
such that aur financial position would remain rebust in the
event of a signifrcant fatl in property values. This means we do
not adjust our approach to leverage based only on changes in
property market ytelds. Consequently, our LTV may be higher in
the low point in the cycle and will trend downwards as market
yields tghten.

Debt finance

The scate of our business combined with the quality of our
assets and rental income means that we are able to approach a
diverse range of debt providers to arrange finance on attractive
terms. Good access to the capital and debt markets allows us
to take advantage of opportunities when they arise. The Group's
approach to debt financing for British Land 1s to raise funds
predominantly on an unsecured basis with our standard
financial covenants {set out on page 77). This pravides flexibility
and low operational cost. Our Joint ventures and funds which
choose to have external debt are each financed in ring-fenced’
structures without recourse to British Land for repayment and
are secured on their relevant assets. Presented on the
following page are the five guiding principles that govern the
way we structure and manage debt

Monitoring and contrelling our debt

We monitor our debt requirement by focusing principatly on
current and projected borrowing levels, avaitable facilities,
debt maturity and interest rate exposure. We undertake
sensitivity analysis to assess the impact of proposed
transactions, movements in interest rates and changes in
property values on key balance sheet, iquidity and profitability
ratios. We alsc consider the risks of a reduction in the
availability of finance, including a temporary disruption

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

Managing interest rate exposure

We manage our interest rate profile separately from our debt,
considening the sensitivity of underlying earnings to moverments
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. Qur debt finance 1s raised at both fixed and
variable rates. Derwatives (primarily interest rate swaps and
caps) are used to achieve the desired interest rate profile
across proportionatly consolidated net debt. At 31 March we
had interest rate hedging on 81% of our debt (spot), and on 75%
of our projected debt on average over the next five years, with a
decreasmng profile over that perfod Jur use of mterest rate
caps as part of our hedging (alongside swaps) means that we
also benefit f 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 1s managed by a Derwvatives Committee.
The interest rate management of joint ventures and funds 1s
considered separately by each entity’s board, taking into
account appropnate factors far its business.

Counterparties

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

Foreign currency

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

Qur five guiding principles

Diversify our saurces of finance ,E 4 2 bn
We monitor finance markets and seek to access different sources of finance when the relevant -

market conditions are favourabte to meet the needs of our business and, where appropriate, total drawn debt
those of our joint ventures and funds. The scale and quality of our business enable us to access a  {proportionalty
broad range of unsecured and secured, recourse and non-recourse debt. We deveiop and consolidated]

maintain {ong term relationships with banks and debt investors. We aim to avoid reliance on
particular sources of funds and borrow from a large number of lenders from different sectors in
the market across a range of geographical areas, with around 30 debt providers in bank facilities
and private placements alone. We work to ensure that debt providers understand our business,
adopting a transparent approach to provide sufficient disclosures to enable them to evaluate their
exposure within the overail 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 facitities, Sterling bonds, US Private
Placements and convertible bonds. Ity addition, we have existing long dated debentures and
securitisation bonds. A European Medium Term Note programme is maintained to enable us to
access Sterting/Euro unsecured bond markets when it is appropriate for our business.

Phase maturity of debt portfolic 7 5 ye ars

The maturity profile of aur 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, Asa ~ average drawn
result of our financing activity, we are ahead of our preferred refinancing date horizon of not less debt maturity
than two years. In accordance with our usual practice, we expect to refinance facilities ahead of ~ {proportionally
their maturities, and have recently successfully extended and amended one of our unsecured consatidated}
Revolving Credit Facilities [RCF) at £450m for a new five-year term.

Maintain liquidity £1 .3bn

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

unsecured revolving bank facilities. These facilities provide financial liquidity, reduce the need undrawn revolving
to hold resources in cash and deposits, and minimise costs arising from the difference between  credit facilities and
borrowing and deposit rates, while reducing credit exposure, We arrange these revolving credit  cash

facilities in excess of our cornmitted and expected requirements to ensure we have adequate

financing availability to support business requirements and new opporiunities,

4 Maintain flexibility £1 .8bn

Our facilities are structured to provide valuable flexibility for investment activity execution,

whether sales, purchases, developments or asset management initiatives. Our unsecured total revolving credit
revolving credit facitities provide full operational flexibitity of drawing and repayment fand facilities

cancellation if we require] at short notice without additionat cost. These are arranged with

standard terms and financial covenants and generally have matunities 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 cut of the security pool.

Maintain strong metrics 340/0

We use both debt and equity financing. We manage LTV through the property cycfe such that )

our financial position would remain robust in the event of a significant fall in property values LTV [proportionally

and we do not adjust cur approach to leverage based on changes in property market yields. consolidated)

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. A

We maintained our strong senior unsecured credit rating {'A’) and long term |DR credit rating senior unsecured

(A~} while our short term IDR credit rating was upgraded to F1 during the year. credit rating
3.8x
interest cover
[proportionally

consolidated}
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Group horrowings

Unsecured financing for the Group includes bilateral and
syndicated revolving bank facilities {(with initial terms usually
of five years, often extendable], US Private Placements with
maturities up to 2034; the Sterting unsecured hond maturing
in 2029, and the convertible bond maturing in 2020.

Secured debt for the Group [excluding debt in Hercules
Unit Trust which s covered under ‘Borrowtngs m our joint
ventures and funds’lis prowided by debentures with
maturties up to 2035

Unsecured Borrowings and covenants

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

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

Net Unsecured Borrowings not to exceed 70% of
Unencumbered Assets

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

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

Although secured assets are excluded from Unencumbered
Assets for the covenant calculations, unsecured lenders benefit
from the surplus value of these assets 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 investments in joint
ventures do not form part of Unencumbered Assets, our share
of free cash flows generated by these ventures 1s regularly
passed up to the Group.

Unsecured financial covenants

Secured borrowings

Secured debt with recourse to Bntish Land 1s provided by
debentures with long maturities and lmited amortisation.
These are secured against a combined pool of assets with
common covenants; the value of the assets 1s required to cover
the amount of the debentures by a rminimum of 1.5 times and
net rental iIncome must cover the interest at teast ance We use
our rights under the debentures to actively manage the assets
in the secunty pool, in line 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 dated securitisabions or secured
bank debt, according to the requirements of the business
of each venture

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

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

8 0vears The key financial covenant applicable is to meet interest
and scheduled amartisation {equivalent to one times cover],
there are no LTV default covenants. These secunitisations 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 is no obligation on British Land to remedy any
breach of these covenants in the debt arrangement of jmint
ventures and funds.

2020

- . O

'Iqiietiboin:cr)i\)vi}]g’érto aajusted capital and reserves 34 29 29 29 40
Net unsecured borrowings to unencumbered assets 29 26 23 27 30

British Land Annual Report and Accounts 2020 77



MANAGING RISK IN DELIVERING OUR STRATEGY

Effective risk management

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

Our risk management framework

For British Land, effective risk management is a cornerstane
of our strategy and integral to the achievement of our objective
of delivering sustainable long term value. We maintain a
comprehensive risk management process which serves to
identily, assess and respond to the range of financial and
non-financial risks facing our business, including those risks
that could threaten solvency and hguidity, as well as to 1dentify
emerging risks. Our approach is not intended to eliminate risk
entirely, but insfead to manage our nsk exposures across the
business, whilst at the same time making the mast of

our opportunities.

QOur integrated approach combines a top down strategic view
with a complementary bottom up operational process outlined
in the diagram below The Board has overall responsibility for
risk management with a facus on determining the nature and
exient of exposure to the principal risks the business 1s willing
to take in achieving its strategic objectives. The amaunt of risk
15 assessed In the context of our business madel and the
external environment in which we operate - this 1s aur risk
appetite. It 1s integral both to our consideration of strategy and
to our medwm term planning process.

Our integrated risk management approach

TOP DOWN
Strategic nisk management

The Audit Committee takes responsibility for overseeing the
effectiveness aof 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 Liquidity.

The Executive Directars are responsible for delivering the
Company's strategy, as set by the Board, and managing risk.
Our risk management framewaork categorises our risks into
external, strategic and operational risks. The Risk Committee
([comprising the Executive Comrmittee and senior ranagernent
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.

Whitst ultimate responsibility for oversight of risk management
rests with the Board, the effective day-to-day management of
risk 1s embedded within our operatienal business units and
forms an integral part of how we work This bottorn up
approach allows potential risks to be identified at an early stage
and escalated as appropriate, with mitigations put in place to
manage such risks. Each business unit maintains a
comprehensive risk register. Changes to the register are
reviewed quarterly by the Risk Committee, with significant and
emerging risks escalated to the Audit Committee

BOTTOM UP

Operational risk management

BOARD / AUDIT COMMITTEE

Review external ervironment
Robust assessment of principal risks
Setrisk appetite and parameters
Determine strategic action points

w

F N

Assess effectiveness of risk management systems
Report on principal risks and uncertainties

RISK COMMITTEE/ EXECUTIVE DIRECTORS

Identify principat risks

Direct delivary of strategic actions in tine with
risk appetite

Monutor key risk indicators

v

Consider completeness of igenttiied risks and
adeguacy of mitigating actions

Consider aggregation af risk exposures across
the business

BUSINESS UNITS

Execute strategic actions
Repert on key risk indicators

v
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Report current and emerging risks
tdentfy, evaluate and mitigate operational risks recorded in risk register



Qur risk appetite

[nvestment stratagy -

Execution of targeted acqu.sitions ana disposals in ine with capital aliocation plan AN
laversezn by Investment Committes]

Arnual IRR process which forecasts prospactive returns of each asset
- Percentage of portfolio in non-core sectors

Uevelopment strategy

Total development exposure <15% of investment portfolia by value FAN

Speculative development exposure <8% of investrnzant partfolio by value
Progress on execution of kay development projects against plan

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

Finance strategy

Manage aur leverage such that LTV shoud rot excead a maximurn level if market yields RN

Period until refirancing 1s required of not less than two years >

Percentage of debt witr interest rate hedging (spot and average over next five years]

Pzaple - Voluntary staff turnover <
- Employee engagement
Income sustainabiaty Market letting risk including vacancies, upcoming expiries and breaks, and speculative FEN

develepment

Weightad average unexpired lease term

Concentration of exposure to individual customers or sectars

Key: Change n sk appetit2 from lasl year /T Increase

Our risk appetite 1s reviewed annuzlly as part of the strategy
review process and approved by the Board. This evaluation
guides the actions we take n executing our strategy. We have
identified a suite of Key Risk Indicators [KRis] and defined
specific tolerances for each [summarised above). These are
reviewed quarterty 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
busiress and our markets. These include the most significant
Judgements affecting our risk exposure, inciuding our
investrment and development strategy; the level of occupatianal
and development exposure, and our financial leverage

Whilst our appetite for risk will vary over time and during the
caurse of the property cycle, in general we mantain a balanced
approach to risk. The Board considers aur overall risk appetite
in the year 1s broadly unchanged from last year. Over the tast
few years we lowered aur financial risk whilst accepting an
mcrease in our risk relating to the more operational nature of
property, reflecting market trends and our strategy.

€ Mo change

J, Decrease

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

- high occupancy of 97% across 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 them,
coupled with our successful pre-letting strategy.
an efficient capital structure and biquidity position. Based o

n

our current commitments, available bank facilities and debt

maturities, we have no reguirement to refinance until 2024
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MANAGING RISKIN DELIVERING OUR STRATEGY CONTINUED

Our risk focus

The general risk environment in which the Group operates has
increased aver the course of the year, which Is largely due to
the continued level of uncertainty associated with the Brexit
process, the challenging UK retall market and weaker
investment markets, This has been compounded more
recently by the Covid-179 outbreak

Covid-19 presents a new and majar risk to the business. As yet,
It is impossible to fully predict the impact on the glohal and UK
economy and thus the consequential impact on ur business
and our key markets, The Board will continue to closely
monitor and adapt to the developing situation and 1ts effect on
the Company, although the Board is reassured by the strength
of our balance sheet, our huigh quality diverse portfolic of assets
and operational expertise; which means we are positioned to
protect our business through the near term period of
uncertainty We have considered the potential impact of
Covid-19 on each of our principal risks, which are set out on
pages 82 to 87. We have robust crisis management and
business continuity plans in place and have acted awiftly in
dealing with the exceptional challenges posed by Covid-19;

our facus is to ensure the safety of our people, our assets

are securely maintained and to support our customers

and suppliers.

Brexit continues to be an area of specific focus, which is
monitored and achively managed, supported by 2 dedicated rnisk
checklist. Whilst the UK General Election in December 2012
has enabled the Government to move forward and the UK

to formaliy leave the EU on 31 January 2020, any significant
impart will anly be felt when the transition peried ends on

31 December 2020 (or such other date that 1s agreed]. Untl new
trade and international agreements and arrangements have
heen finalised. the risk wall remain elevated due to the
continuing uncertainty around the economic, political and
regulatory outlock

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

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

retailer tenant risk and managing our exposure to customers
or sectors in a more challenging market backdrop
covenant strength of potential construction contractors to
mitigate our future exposure
health, safety and environmental risk management. Cur
Health and Safety management system was re-certified
under BS OHSAS 18001
climate change which is increasingly important for risk
management. The Risk Committee 15 averseeing the
Steering Committee’s progress towards TCFD compliance
ongoing data privacy programme and implementation

- payment operations and key financial controls
procurement and new supplier onboarding process
internal audit and implementing control findings, including a
review of Information Secunity polictes and key controls
on site compliance audits across our assets

Cur principal risks and assessment

Our risk management framework 1s structured around the
principal nisks facing British Land. The Board confirms that 2
robust assessment of the principal risks facing the Company,
including those that would threaten its business model, future
performance, solvency or liquidity, was carried out during the
year and maore 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 conzider there has been ne material change tn the
nature of the Group's principal risks, not surprisingly several
risks have increased as a result of the challenging external
environment and significant ongoing uncertainty. At last year
end, we flagged the economic outlock, political outlook,
investment and occuprer demand, our investment strategy and
income sustainability risks as elevated. Our current
assessment 15 that these risks remain heightened, but aiso.

The emerging threat from Cavid-19 1s incorporated within
our catastrophic business event principal risk [but will also
impact other principal risks). Whilst it 1s 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 occupler 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 investment and occupier
demand should be assessed separately; with retail aiready
showing a much increased risk profile. The risk outlook for
offices 15 also elevated but to a lesser extent than retail.



The principat risks are summarised below [and detailed on pages 82 to 87], including an assessment of the potential impact and
likelihood and how the risks have changed in the year, together with how they relate to our strategic priorities

Our risk assessment

External risks Risk heat map

n Economic uutloo-k

OPSt!l\i’igii and regulatory @

22 Oftice investment 7

T
>
e rarket _ 4
Retail investment .
" market 7 T
Office occupier market T
(35 Retail occupier market T
Availability and cost
of finance 7<_>
Catastrophic
business event i _ _ /]\

Internat risks ~ strategic

Likelihood

#1 Investment strategy T
% Development strategy —
%bapitarlslructure &
£53 Finance strategy <> 7

Internal risks - operational
ﬁg People 200
ﬁg Income sustainability

%

—

Other Group risks

In addition to our principal risks, there are also a number of other risks that are largely operationat 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 Orfentation <» No change
Right Places T incr-ease
Capit-al Eff;c-i-ency J, Decrease
Expert People .

MNote: The above illustrates principal nsks which by thewr nature are those which have the potential to significantly impact the Group's strateqic
objectives, financial position or reputation. The heat map highlights net nisk, after taking account of principal mitigations. The arrow shows the
movermnent from the 2019 point.
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Principa

Externalrisks
Risks and impacts

l risks

How we monitor and manage the risk

Change inrisk assessment in year

B Economic outlook

The UK econamic climate and future
maovements ininterast rates present
risks ang opportunitios inproperty and
financeng maikets and the businesses
of our customer s which can impact both
the delivery of our strategy and our
finanaiat performance,

B Potitical and regulatory outtook

Significant politicat events and regulatory
changes, ncluding the decisicn to leave the
EU, Ormg risks grincipatiyin three dreas:

- reiuctance of investors and busineszes
to make investment ard occupatianal
decisions whilst the outcome
remains uncertamn

- on determination of the outcome,
the impact on the case for :nvestrent
Inthe UK, and on specific pol cles and
regulation introduced, particutarly those
which direclly impact real estate or
our customers

- the potential far a change of leadership
or palitizal direction

Key

- The Risk Commitles reviews the ecansmic
enviFonment Inwnich we operate quarterly o assess
whether any cranges to the econarmic outlook justity
a reassessment of the risk appet e af the business

- Key indicators inc.uding forezast GDP growth,
employment ratas, busingss and coensumer
confidence. interest rates and inflation/deflatian are
considered, aswell as central bank guidance and
government policy updales

- We stress test our business plar against a downturn
in economic outlook to ensure our financial position
1s sutficiently flexible and resilient

- Curresiient busiress model focuses on a high
quality portilio underpinned by aur balance sheel
and financial strength

- Whilst we are nol able to influence the outcome of
significant poliical events, we do take the
uncertanty refated to such events and the range of
possible outcomes nto account when making
strategic investment and financing decisions

- Internally we =eview and monitar proposals and
emerging policy and legislation to ensure that we
take the necessary steps to ensure compliance if
applicable Additionally, we engage public affairs
consullants to ensure thal we are properly briefed
on the potental policy and regulatery implicatiars
of political evants We also monitor pubtic trust
In business
Where appropriate, we act with other industry
participants and representative bodies to contribute
o policy and regulatory debate We mormitar and
respond to social and political reputational
challenges relevant to the industry and apply our
own evidence-pased research tc engage in thought
leadership discussions, such as with Design for Life

Change in risk assessment from last year

T Increase
> No change

N Decrease
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Economic grewth remained valatile threughout the
year The cutcome of the General Election and Brexit
withdrawal deal haa imitially been positive for the UK
ecoromy. however, the recent Cowd- 19 outbreak has
derailed any rewival 'n the UK econcrnic outlonk

GDP forecasts for 2020 have continued o reduce with
rmany commentaters predicting the imgact on the
economy will be deeper than the post Global Financial
Crisis downturn, with the trajectory of recovery
diffizult ta forecast

Also, failure to achueve a UK-EU arrangement
conducive to trade 's alse a key risk to the cutlook for
the UK economy

Strong levels of governmen! spending and measures
announced by the Bank of England to lower intarest
rates willinitially help mitigate some of the impact of
Cowd-19.

Cowid-19 Looking ahead, whilst the long term
ecanormic iImpact of Covd-1%1s haed to pradict, the
economy faceg a challenging shart term autiook, witk
anncreased nisk posed by a global recession Whilst it
15 inevitable that our business, Like many athers, witl
be negatwely impacted, cur business has a strang
balance sheet and clear long term strategy

The poliucal risk outlook remains high dictated by the
nationat and global respcnse to Covid-19 and thare
remarns significant uncertamty until our future
relaticnship with the EU has been deterrmined
Furthermere, the global geegolitical and trade
arrironments remain uncertain

GCownd-19 1t1s not possible to predict fully the impact
Covid-19 and Brex.t witl have on our

business and nir markets, but we are wel placed 1o
respond proactively to the key nsks and have madellad
varicus scenarios as part of our five-year ferecasts



Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Commercial property investor demand

Reduction inivvestor domand for

UK reat astate may rasultin falls in

asset vatuations and could arise fram

varsatigns n

- the health of the UK eceramy

- the attractivenass of imvestment '
the UK

- avallabilwy of f.nanze

va atrractiveness of other

classes

The Risk Cemmitiee reviews the property markes
guarterly to assess whetner any changes to the
market outiook present risks and cpportunites
which should be reflected in the gxecation of

our sirategy and our £apital allocation plan

Tre Commuttee considers indicators such as the
marg.n between property vields and parrowing
costs and property capital growth farezasts, which
are conaidersd alongzide the Committee mambers
krowledge and experence of market actiaty

and trends

We focus on prime assets and sectors which we
believe will be less susceptible over the mediurm
term to a reduction in occupier and :nvestor demand
We mairtain strang relationships with agents and
direct investors active in the market

We stress test our business plan for the effect of a
change ir property yie.ds

a Occupier demand and tenant default

Urdertying income, rental growth and
captal performance could he adversely
aifected by weakenming occuprer demand
and occupier fallures resutlting from
variations in the health of the UK economy
and corresponding weakemng of
consumaer canfidence, business activity
and investment

Changing consumer and business practices
including the growth of internet retaiting.
flexible working practices ana demand for

energy eficient builldings, new technotogies,

new legislation and alternative locations
may result in earlier than anticipated
obsolescence of our bulldings if evelving
occupier and raguiatory requirerments are
not met

The Risk Committee reviews indicators of occupier
demard quarterly inctud-ng cansumer confidence
surveys and employment and ERV growth farecasts,
alongside the Cormmiltes members knowledge

ard sxperience of occupier plans, trading
performance and leasing actiwity In guiding
exerulion of our strategy

We have a high gquality, diversified occupier base
and momtor concentration of exposure tc indwvidual
occupiers or sectors We perfarm rigorous occupier
covenan! checks ahead of approving deals and

on an ongoing basis so that we can be proactive

N Managing exposure to waaker oCCupiars
Through our Key Occupier Account programme,

we work together with our customers to find ways
to best meet their evolving requirsments

Our sustainabiiily stralegy unks action or customer
health and wellbeing, energy efficiency, commurity
and sustanable design to our business strategy
Our social and environmental targets help us compy
witn new legistation and respond to customer
dernands, for example, we expect all our current
new developrments to achieve a BREEAM Excellent
or abave raling

1

London Offices

Investrrent velurnes were low but picked up 10 the
firal quarter of 2019 ‘otlowing the UK election and
Bre«t cutcomme However, in the waks of Cavid-19,

a nurnbar of transactions have been cancalled

or postponed

Couid- % We expect invesicr confidence and volumes
wilt be impacted 1n the short term However, in the
tonger term we expest marke: fundarmentals ta
continue to tavour London Offices as yields remain
attractive compared to many other Eurepean marke's,
and London s considered 3 relatively safe naven

Retail

Investment markets were signif cantly weaker,
reflecting chaliengeas in the occupational rmarket.
Lquidily d'd return to certain parts of the market,
with a pick-up in transactional actiety, particularly in
retail parks, but this has nat continued as a resuit of
Covid-1%

There has beer limited Liguidity ard a lack of
transactioral ewrdence, particularly for larger Lot sizes,
and as a resull we have seen significant outward yield
<hift for prime assets

Covid-1% We expect the retail investment market will
remain challenging and materially weaker as a resull
of Cowtd-19 We remain comrmitted to our plan to
refine our Retail portfolio, however, we recogrise that
making progress with sales in the coming period will
be more difficult.

London Gffices

Over the vear occupmer demand for high guality,

weli located Londen offices has remawnead strong

with take up in cur rmarkets, ahead cf the long term
average However, actiity has slowed since March 2020
and Cowid-19 1s likely to iImpact some office occuprers
Covid-19 Whilsl & 15 Loo early te predict the full impact
of Cowid-19 ard its effect on how office occupiers well
want to utilise their space, it 1s Lkely to accelerate the
ongeing trend for flexible werking, and trends for hot
desking and increased denstication may slow Alsoa
reduction in rertal growth 1s possible as dec:sion
making goes on hold However, office supply for large
occuplers remains iemited and interest Llevels remain
robust for the best quality space Cur London
carmpuses continue to appeal to a broader range of
busimesses and are effectively fult

Retail

The retail ccoupational market has remained tough
and the challenges facing UK retail have been
compounded by the Cowd-19 lockdown In the short
term, this 15 playing out in several ways, including rent
reductions, rent deferments and non-payment,

but also an increase in retailers entering CVAS

or admimistraiions

Cowd-19 The cutlook will remain chalienging as the
structural changes facing retail accelerate and we
expecl further retailers will fail Our focus 1s on
helping the customers who are hardest bt but with
otherwise sound business madews We pave a
pragmatic approach to leasing le mantain occupancy
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FPRINCIPAL RISKS CONTINUED

External risks
Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Availability and cost of finance

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

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

Catastrophic business event

An external event such as a civil emergency.
including a large-scale terrorist attack,
cybércrime, pandamic ¢isease, extramy
weather accurrence, envirommental
drsaster or power shortage could severely
disrupt global markets lincluding proparty
and finance] and cause sigmficant damage
and disruption to Brihish Land s partiols,
operatinns and peaple

Key

- Markeat borrawing rates and real estate dett
availability are monitored by the Risk Commitiee
quarterly and reviewed regularly in order to guide
our financing actions in executing our strategy

- We moniiar cur projected LTV and our debt
reguirements using several internally generated
reports focused on barrowing tevels, debt matunity,
avallable faciliies and interest rate exposure

- We maintain g2ad long term relationships with
our key financing partners

- The scale and quality of cur business enables us to
access a dwerserangs of sources of hinance with 3
spread of repayment dates We aim always to have
a good level of undrawn, committed, unsecured
revolving facilities to ensure we have adequate
financing availsblity to support business
requiremenrls and opportunities

- We work wiih industry bodies and other retevant
organisatians to particpate in debate on emerging
finance regulations where curinterests and these of
our industry are affected

- We maintain a ccmprahensive crisis response plan
across all business ymits as well as a head office
business cantimaity ptan
The Rigk Cormmittee monilars the Home Cifice
terrorssm threal level and we have access to secunily
threal information services
Asset amergency procedures are regularly reviewed.
and scenario tested Physical security measures ars
in place at properties and development sites

- Qur Sustainabiiy Comrrittee continues to manitor
environmenial risks and we have established a
ICFD steering Lommitiee To review OUr
management orocesses for climate-related risks
and cpportunit es Assel risk assessments are
carned out to assess a range of nsks including
secunity, flood, environmental and health and sa’ely

- We have implemnented carporate cybier secunty
systems which are supplamented by incident
maragement, disasier recovery and businass
continuety plans, all of which are regularly reviewed
tote able to respond to changes in the threat
landscape ard organ.satioral raguirements
We also have appropriate insurance in place across
the portfalio for physical damage

Change in risk assessment from last year

T increase
€2 No change

\§ Decrease
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- Markets have been adversely affected globally by

Cowid-19 Governments and central banks have
cutinterest rates and increased econamic stmulus
i response

In the UK, lenders appeute and suppert varies in
different debl markats For real estate, sirength of
sponsor and gualily of propertly remain key. Availability
of hrance for retail assets has sigrificantly reduced.
Cowid-19 British Land has maintained good access to
sources of funds in the unsecured markets We achieved
geed support from our banking group with our new
ESG linked RCF of £450m and the extension of £925m
of other commutted bank faciliies for a further year

While the Home Office threat level from internatianal
terrar.sm has been reduced to ‘Substantial, the
emerging threat from Covrd- 1% 1s incorporated within
our catastrophic business event principal risk and
means our residuai risk assessment has increased
since the prior year Under the new Cowvid Alert
Systemn, the threat fevel of Covid-19 on a scaie of one
to five 1s currently rated four ['Severe’), but moving
towards leve. three [ Substantial ) meaning some
lockdawn and sacial distancing measures need to
remain in place

The wirdrr uea and enhancement of digital tachnolagy
across the Group increases the risks associated with
informatiar and cyber security

The awareness of cimate-related nisks nas been
elavated in the year, although wea have already

Been facused on this for some time We have a long
track record of focusing on susianability matters and
have a comprehensive strategy to address climate
change rnisks

Cowud-19 ‘We have robust cnsis maragement and
business conlinuily plans in place and have acleg
swiftly in respanding Lo the exceptional challenges
posed by Cowvid-12, our focus 15 1o ensure the safety of
our people, our assets are securely maintaired and to
support our customers and suppliers We protected
the Interests of our employees by moving 1o working
from horme even before the lockdown



Internal risks

Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Investment strategy

inorder tomeeat pur strategic objactives,

w2 aim toinvast @ and ext from the right

properties at the right time,

tindarperformance could resatt from

changes in markat sealiment as weli

as nappropriate determination and

ex=tution of eur proparty iInvesimeant

strategy. including:

- seclor selection and waight ng

- timing i investment and d.vestmen
decisions

- zxposure to developments

- assel, ocoupier, region concentration

- <o-investment arrangements

Development strategy

Cuvelopment provides an oppartunity for
outperformance but usuatly brings with it
elevated risk.

Thisis reflectad in our dacrsion making
procass around which schemes to develop,
the timing of the development. as welt as
the executicn of these projects.
Development strategy addresses several
development risks that coutd adversely
nopact underlying income and capital
performance including

- development letting exposure

- construction timing and costs (iIncluding
construction costinflavon]

- major contracior laiture

- adwerse planning judgements

- Ourinvestrnent strategy 1s deterrmined to be
consistent wath our target risk appetite ard s based
on the evaluation of the external environment

- Progress aga nst the strafegy and cont:nuing
alignmert with our nsk appetite 1s discussed at
each Risk Comm tiee with refarence to the property
markeis and the external ecancmic environmeant

- Tre Board carries cut ar annual review of the
overall corporate strategy including the current
and grospeclive asset porifalio allocation

- ndewedaal invesiment decisicns are subjact to
robust nsk evaluahian overseen by our Invastment
Commutiee including consideration of returns
relative 1o risk adjusted burdle rates

- Rewigw of prospective performance of individual
assels and thar business plans

- We foster collaboratve relahonships with our
co-investors and enter into ownersh:p agreements
which balance tha interests of the parties.

- W= manage cur levels of total and speculative
developrment exposure as a proportion of the
mvesiment portfolio value within a target range
considering associated risks and the impact on key
financial metrics Thisis meritored quarterly by the
Risk Committee along with progress of
develnprnents against plan

- Prior to carmrmiting to a developrnent, a detaited
apprarsal is undertaken Thisincludes consideration
of returns retalive 1o risk adjusted hurdle rates and
15 overseen by our Investment Cormmitise

- Pre-lets are used to reduce developrent letting risk
where considerad appropriate

- Compelitive tendening of construction cantracts and,
where appropriate, fixed price contracts entered into

- Detailed selection and close monitoring of
contractors ncluding covenant reviews

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

- Early engagement and strong relationships with
planming authorties

- We actively engage with the cormmunities tn which
we operate, as detalled in our Local Charter, to
ensure that our development activities consider the
interests of all stakehaolders

- We manage environmental and sccial risks across
our development supply chain by engaging with aur
suppliers, :ncluding through aur Supplier Code of
Conduct, Sustainability Brief for Developments and
Health and Safety Policy

We nave a clzar and cons.stent strategy to buid an
increasingly mixed use business, focused on three
core sreas, campus focused Londer Offices.
refccuzed Retail and residentia!

We have a plar to reduge Retail to 22-30°: of our
cortfol o over tha medwm term, based on laday’'s
values We have made progress on thiswith £2%sm of
retan sales, bringing the total since we sel out our
planin Novernber 2018 ta ¢ £410m

Cond-19 Making vawe-aceretive sales well be mare
challenging ir the currert market so we will anly
progress on an oppertunistic Basis and wili cont nue to
allocate capital thoughtfully in tight of the current
market conditians

Development 15 a key element of our investmenl case
3s a lundamenrtal driver of value, but 15 Inherantly
higher risk, particularly when pursued cn a
speculatve basis We Lrmit our development exposure
ta 13% of the tctal investrment gortfolio by value, with a
maximum of 8:: to be developed speculatively

We actwvely marage our development risk and
pre-tetting our space 1s an imgortant parl of that
approach Reflecting our continued successful leasing
aclivity, 88 of our recently completad and comrmitted
developments are pre-let

Cowid-19 We chose to halt construction on our
commitiad pipeline, however, work nas safely
recommenced al all our major developments, albait
currently oparating at much lower {evels of
productiity due to reduced numbers of people on sile
and amended working practices Delays in
construction may lead to increased cost and there 1= a
ris% of disputes with develoapment partners as 1o who
bears the cost of delays However, our committed
developments are close ta completion and 88 /4
ore-let Our speculative exposure is low at 0 &% of the
total investment portfolio, and we are unlikely to make
further commitments until we have further clarity on
the macro outlook
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PRINCIPAL RISKS CONTINUED

Internal risks
Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

£

: Capital structure - leverage

Qur capital structure recognises the nead
for balance petwesn performance, risk
and flexlity:

- leverage magnifies properly returns,
both positive and negative

- anincreasa in leverage increéases the
risk of a breach of covenants on
barrowing facilities and may increase
finance costs

i Finance strategy

Frnande strategy addresses risks bath to
continuing solvency and profits generated.
Fallure to manage refinancing regquirements
may result in a shortage aof funds Lo sustain
the oparations of the business ar repay
facilities as they fall due

Key

We manage our use of debt and zquity finance

to balance the beneiits of leverage agains!

the nsks, includirg magnificatbion of property
valuation movements

We aim 1z manage aur loan to value LTV through
the property cycle such that cur financial position
would remain rabustin the event of 3 significant fatl
I property values This means we do nol adust our
approach to leverage based on changes in property
market yislds

We manage our Invesiment actrly, the size and
timing of which can be uneven, as well as our
development commitments to ensure that our

LTV teyel rernains appropriate

We leverage our equity and achueve benelits of scale
while spreading risk thraugh joint ventures and
funds which are typically partly financed by debt
without recourse to British Land

Five key principles gu-de our hinancing, emgloyed
together to manage tne risks in this area diversify
our saurces of finance, phase maturity of debt
portfolio, maintain iguidity. maintain flexibility,
and mantain strong metncs

We monitor the pertod until hrancing 1s reguired,
which 15 3 key determinant of financing acirnty
Debt and capital market conditions are reviewed
regutary tzidentify financing opportunities that
meet gur business requiramertis

Finanoal covenant headroom is evaluated reguiarly
and in ceniunciion with transactons

We are commtied te mamtaining and enhanzing
relationships with our key financing partners

We are mindful of relevanl etnigiging regulsliun
which bas the potential to irmpact the way that we
linance tha business

Change in risk assessment from last year

T Increase
< No change

j/ Decrease
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- Over the last few years we have lowered aur

leverage and beneht from a sound financial position,
with a proportionally consolidated LTV of 34 7

This inancial strength provides us with the capacity
lo progress opportunities

Cowid-19 Gwen our debt covenant structure across
the Group, we could withstand a further fallin asset
values, of ¢ 457 before any mitigating actions

The scale of our business and guality of our assets
have erabled us to access a broad range of debt
finance on attractive terms Curing the year, we have
complated £350m of refinancing and extended £925m
of facil.tes

Our semcr unsecurad rating was athrmed at

A’ and our short term IDR was upgraded to

‘F1 during the year

Cawid 19 We have £1 3bn of undrawr faclites and
cash and no requirement e refinance unt 2024



Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Pe-ople

Anumberaf crivcal business processes and
docisions {an e pands of a tew peaple

Faiture to recry:t, davelop and retan
statf and Cirectors with the right

skolls and axparience may resultin
significant undarperformancs or tmpact
the wHectivaness of operations and
decision making, in turn mpacting
busingss periormancs.

£/, Income sustainabitity

W are mindful of maintaming sustainable
income streams which undergin a stable
and growing dividend and provids the
platfarm from which to grow the businass.

We consider sustainability of cur income
streams n
- execution of investraent stratagy and

cap tal recyching, notably tming of
reirvestment of sale proceeds

- nature and structure of leasing actiity

- nature and tirming of asset rmanagemert
and daveloprent actisty

Cur MR slrategy 15 desigried to minimise risk thraugh

- informed and sxilled recruitment groc

]

- talent performance raragemert and succession
plann ng far key reies

- hghy competitive compansation and benefits

- people development and traning

“meriskis measured tnrcugh emploges engagement

surveys, employee turnover and retention metrics We

maorilor thes trrough valuntary staff turnover in addition

tc conducting exi.nlerviews

We zngage w'th our employees and supplers (o make
clear our Fequirsments in managing key risks includirg
health and safely, fraud and bribery and other sacial
and ervironmantal risks, as detailed in our pclicies and
codes of canauct

- We undertake comprehensive profit and cash flow
forecasting incorparating scenano analysis to model
the impact of propased transactions

- We take a proacive assel management approach ta
maintain 3 strong occupler line-up We monilor our
markel letting exposure including vacancies,
upcoming expiries and breaks and speculative
development as well as cur weighted average
unexpired lease term

- We have a high quality and diversified cccupier base
and monitor concentration of exposure to indwidual
GTCUpIers or sectors

We are proactive in addressing key lease breaks
and expiries to minimise penods of vacanzy

- We actively engage with the commurities in which
we operate, as detailed in our Local Charter,

to ensure we provide places that meet the needs
of al. relevant stakeholders
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OJur pzople strategy 1s focused on creating a d.verse
team with a range of skilis and experiznces wha can
del ver 2laces People Prefer

Ower the year, we have ccnlinueag to make significant
advances ir ensaring that Brit sh Land remains a
great place 1o work, so that our employees raman
motivated ard engaged to delver our strategy
Cov.d-19 The Cowid-19 crisis oresents a health ara
safety risk to our pecple and has made gay-ta-day
operatbions more difficuit and complex, and in the
mediumr term cur operating model rray nead to
change The healtn and wellbeing of cur peopie has
always been our priority and we were quick to
=ncourage all our office-based staff to work from
home We are providing the resources gur people
need to work effectively from home, as well as actively
moniicrng our sta'l wellpemng auring this prolonged
periad of lockdown

Our income strearms are underpinnad by Rigk quality
assets and a diverse occupier base with hugh
occupancy However, ourincome will be regatively
impacted by the challenges facing the retail market
compounded by Covid-19

We conlinue te actively monitor cur exposure 1o
occuplers at risk of default and adrmirustration and are
selective about the sectors and occupiers we target
Cowid-1% We are mindful of the challenges facing

thz retail markat which has seen more retaiters fail
To support our smaller retall, food & beaverage and
leisure customers facing (inancial challenges we have
been offering rantal reductions and for larger
occupiers rent deferrals Given the Ukely impact of tne
current cnsis on occuplers. there i a risk of higher
levels of non-payment of rent There is also a rnisk that
UK Government initiatives ternporanty structurally
alter the ongoing legal obligations of nccupiers ta
rmeet ther contractual cormnmitments to landlords

To preserve flexility the Board has ternporarily
sdspended drvdends until thereis sufficient clardy

of outlook
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Viability statement

Assessment of prospects

in the current situation 1t 1s much more difficult to forecast
gven the (ack of clarity on the extent and implications

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

We have worked consistently over several years to ensure that
British Land has a strong and robust financal footing and we
are now benefitting from that.

We have £1.3bn of undrawn facilities and cash

Dur leverage remains low, wath LTV of 34% at 31 March 2020
We have a diverse cusiomer base, with our largest occuplers
across Retail and Offices being Tesco (7.8% of Retall rents)
and Facebook [7.8% of Office rents]

We have strong relationships with our debt providers,

and have agreed extensions to financing of £925m during
the year.

A five-year forecast s constdered to be the optimum balance
between the Group’'s long term business, underpinned by lease
tengths of 5.8 years and average detit maturity of 7.5 years,
offset by the progressively unreliable nature of forecasting in
later years particularly given uncertainty on the extent and
duration of the Covid-19 pandemic.

Assessment of viability

For the reasons outlined above, the period over which the
Directors consider 1t feasible and appropriate to report on the
Group's viability remains five years, to 31 March 20625.

The assumpinns underpinning the forecast cash flows and
covenant compliance forecasts were sensitised to explore the
resiience of the Group to the potential impact of the Group's
significant risks and Cowd-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 ther
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 outiook which would adversely
impact property fundamentals, including investor and occupler
demand which would have a negative impact on valuations,
cash flows and a reduction in the availability of finance. In
addition, we have sensitised for the potential implications of a
catastrophic business event. The remaining principal risks,
whilst having an impact en the Group’s business model, are not
cansidered by the Directors to have a reasonable bkelibhood 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 pandermuc,
incorporated the following assumphions:

Areduction in occupier demand and impact on Income
sustainabiity; reflected by an ERV decline, occupancy
decline, increased void penads, development delays, no new
lettings during FY21, the impact of 100% of our high 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 pericd

A reduction i investment property dermand to the level seen
in the last severe downturn in 2008/2009, with outward yield
shift to 8% net initial yreld.

The outcome of the ‘downturn scenario’ was that the Group's
covenant headrootn on existing debt [i.e. the level at which
investment property values would have to fall before a financial
breach oceurs) reduces from 45% to, at its lowest level, b%,
priaor to any mitigating actions such as asset sales, indicating
covenants ¢n existing faciities would not be breached.

Based on the Group’'s current commitments and avallable
facilities there i1s no reguirement to refinance untit 2024 In the
normal course of business, financing 1s arranged in advance of
expected requirements and the Directors have reascnable
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 actions are available to enable the Group to
reet its future babilitics at the refinancing date, principally
asset sales, which would allow the Group to continue to meets
its Liabilities over the assessment period

Vighility statement

Having considered the forecast cash flows and covenant
compliance and the impact of the sensitvities in combination in
the ‘downturn scenario’, the Directors confirm that they have a
reasonable expectation that the Group will be able to continue
in operation and meet its liabilities as they fall due over the
perod ending 31 March 2025.

Going concern

The Directors also considered it appropriate to prepare the
financial statements on the going concern basis, as explained
In the Governance Review.



The Strategic Report was approved
by the Board on 26 May 2020 and
signed on its behalf by:

Chris Grigg
Chief Executive
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| am pleased to present
the 2020 Corporate
Governance Report

i
#

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.

| 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 I1s managed, aur behaviour and our
corporate culture. This year, we are reporting
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 uphold and the Board considers

that the Company has complied with the Code
throughout the year

An additional requirement this year is te include a
statement on how the Board has had regard to the
matters set out in s172(1]{al to {f] of the Companies
Act 2006. This statement can be found on page 33
and highlights that we continue to ensure that
Directors have the right informatien on which to
mzke decisions. This 1s supported by our strong

engagement with the key stakeholders in our
business, including employees, suppliers,
customers, locat authorities, partners, communities
and shareholders further details of which can be
found on pages 96, 27 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 outcomes
for all our stakeholders on a long term, sustainable
basis. We call this Places People Prefer; we have
articulated it that way for mare 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 I1s
therefore always factored into our decision making
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The Board formally satisfies itself that the matters in 5172 have
been taken into account by consulting a checklst included with
decision papers, setting out which of the factors are relevant to
the decision and where In the paper they are discussed.

Covid-19

The way in which we have responded to the Cowd-19 cnisis
demonstrates that the inferesis of our stakeholders are fully
integrated into our decisian making. Key considerations included:

interests of employees in moving to working from home
before the lockdown:
relatienships with customers in forgiving or deferring rent;

- safety and needs of our suppliers in clasing down and safely
reopening construction sites;
impact on the communities by providing further contributions
to the Community Investment Fund;
consequences of supporting our customers to preserve long
term value for shareholders; and
balancing all of the above with the interests of sharehalders
and the decision to suspend the diwvidend

CSR Committee

We have this year intreduced a new committee, the Corporate
Social Responsibility (CSR) Committee. The CSR Committee,
chaired by Alastair Hughes, is our prescribed mechanism for
workforce engagement in accordance with Provision 5 of the
Code Further details can be found in the CSR Committee report
an page 114 We believe that having a carnmittee responsible for
engagement with the workforce provides greater resource at
Board level dedicated to engagement than designating a single
non-executive director

Board changes

In April 2020, Willam Jackson had served nine years on the
Heoard and although we had announced he would step down at
the end of the AGM n July 2020, we have asked William, and he
has agreed, given the current uncertainty brought about by
Covid-19, to stay on the Board for up to a further 12 months
Preben Prebensen has been appointed as Wiltiam's successor
as the Senior Independent Director and Alastair Hughes will
replace Williarn 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 October 2020.
Further details on her appointment and expenence 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 evaluation of the Board
Details of the process undertaken and a summary of the
outcomes are set out on pages 100 to 107,

Directors” Report

Chairman’s introduction 90
Board of Directors 92
Stakeholder engagement statement 96
Corporate Governance Report 98
Report of the Normination Commutige 104
Report of the Audit Commuttee 108
Repart of the Corporate Sccial

Responsibility Committee 114
Workforce engagement statement 116
Directors’” Remuneration Report 118
Directors’ Report and additicnal disclosures 134
Directors’ responsibilities statement 137

Compliance with the UK Corporate
Governance Code

In addition to the reports listed above,
the following sections of this Governance
Repore outline how the principles of the
Code have been followed:

Board Leadership
& Company Purpose

Frre o omn s B2
Mire L page ¥3

—

Division of

l

Responsibilities

rre g g0 ey

Composition, Succession
& Evaluation

l

e oo pgge 100

Audit, Risk Management
& Internal Control

l

Moo e page 09

Remuneration

........“....> B popage T

This year's AGM will unfortunately not allow the usual level of
engagement between the Board and shareholders at an ocpen
rmeeting because of the restrictions in place as a result of
Cowvid-19, but we would urge you stifl to cast your vote by
appointing the Chairman of the meeting as your proxy.

[ Ghon

Tim Score
Non-Executive Chairman
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BOARD OF DIRECTORS

Driving success

Ouwr Board develops strategy and leads British Land

to achieve long term success.

Tim Score

Non-Executive Chairman

Appeinted as a Non-Executive Direclor

in March 2014 and as Chairman in July 2012
Skills and experience

Tirm has significant expanience in the rapaly
evolving global technology landscape and brings
years of engagement both with mature economies
and emerging markets to the Board

He 15 a nan-executve director of Pearson plc and
HM Treasury and sils on the board of trustees of
the Royal Natonal Tneatre Tom was formerly
chief finanaial officer of ARM Holdings PLC and
held semor financial positions al Rebus Group
Lirrited, Wiltiarm Baird ple, Lucasyarnity ple

and BTR plc From 2005 to 2014, he was a
non-executive director of Nanonat Express Group
PLC, including time as interim chairman and

six years as senior independent director

William Jackson

MNen-Executive Director

Appainted as a Non-Executive Director
in Aprit 2011 and Senjor Ingependent Director
inJuly 2017

Skills and expetience

Wilbam's experience spans husiness operalions
and financial planning He 1s Managing Partner of
Bridgepoint, one of Europe s leading private equity
groups, which he has led since 2001 Wilham has
served on a wide range of UK and international
beards during hes career and has extensive
property experience

Williarn will be stepping down from the Nomination
Comrmittee and as Senior Independent Director

at tha end of the 2020 AGM He will pe succeaded
by Alastair Hughes and Preben Prebensen
respectively He will seek re-election for a period
af not more than 12 months

Chris Grigg

Chief Executive
Appoirted to the Board in January 2009.
Skills and experience

Chris Grnigg has been Chief Executive of Brinsh Land
since 2009 Throughout this last decade, he has put
placemaking, wellbeing, sustainabilty and des.gn
excelence at the heart of Britisn Land's appreach
ta realestate This s surmnmed up in the company's
strategic focus an creating ‘Places People Prefer
Chris has also focused or balancing diversity at ali
levels within British Land and actively charnpianed
diversity across the property secter

Until Novernber 2008, Chris was Chief Executive of
Barc.ays Commercial Bank, having joined Barclays
in 2005 Proar to that, Chrs spent over 20 years at
Goldman Sachs Chrisis a Non-Exezative Director
of BAE Systemns plc where he alsc sils an the
Corporate Resgonsibibty Committee and s anthe
Execulwe Board of the European Public Rea!l Estate
association [EPRA!

Preben Prebensen

Semor Independent Non-Executive Directar

Appointed as a Non-Executive Director
in Seprember 2017
Skills and experience

Preben has 30 years experience in driving long
term growth for Britsk banking busiresses

He has held the position of chief executive of Close
Brothers Group plc since 2009 but 1s expected to
step down in 2020 Preben was formerly the chief
investment afficer of Catlin Group Limited and
chigf executive of Wellington Underwniing ple
Prior to that he held a number of semar positions
at JP Morgan

Preben will succeed William Jackson in the rale
of Semor Independent Director at the end of the
2020 AGM
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Simon Carter

Chief Finanoial Officer
Appointed to the Board in May 2018
Skitls and experience

Simon has extensive experience of finance ard
the real estate sector He joined British Land from
Logicor, the cwner and operator of European
mgistics real estate, where he had served as
chisf financial officer since January 2017,

Prror 1o joiming Logicar, fram 20150 2017

Simon was finance director at Quintain Estates

& Development Plc Siman previously spent aver
il years wath Britsh | and, working in a variety cf
financial and strategic roles and was a member
of our Executive Commuttee from 2012 until his
departure in January 20'% Simon also previously
worked for UBS in fixed income and qualified as a
chartered accountant wih Arthur Andersen

i.aura Wade-Gery

Non-Executive Director

Appointed as a Non-Executive Director
in May 2075

Skills and experignce

Laura has deep knowledge of dig-tal
transiermation and customer experience and
brings her experience teading husiness change
management 1o the Board

She |5 a non-executive directar of John Lews
Partnership plc and Deputy Chair of NHS
Improvement Previously, Laura was executve
directar Multi Channel at Marks and Spencer
Group plc, served 0 a number of senior positions
3t Tesco PLC including chief executive officer of
Tesco cam and was a non-executive director of
Reach PLC [formerly krown as Trinity Mirror plc)




Lynn Gladden

Non-Executive Director

Appointed as a Non-Executive Director
in March 2015

Skills and experience

Lynn s recogrised as an autharity .nworking at
the interface of advanced technoiogy and wmdustry
Her critical thinking and analytical skilis bring a
unique dimension to the Board

She 15 Shell Professor of Chernical Engineering at
the Univers:ty of Cambridge and was appointed as
Executve Char of the Engineering and Physical
Sciences Research Council in 2018 She s alsoa
fellow of the Roval Society and Royal Academy

of Enginesring

Rebecca Worthington

Non-Executive Directer

Appomnted as a Nan-Executive Oirector
in January 2018

Skiils and experience

Rebecca has extensive isted properly sactor
experience and brings key commearcial acumen
to the Board

She s chiel inancial officer of IA5A Services
Limited and was formerly group chief operating
officer, having previously been group chief finance
officer, of Cauntryside Propertizs PLC. Rebecca
also spent 15 years al Quintain Estates and
Development PLC as finance director before
becoming deputy chief executive

She was also a non-executive director and chair of
the audit commitiee at Hansteen Holdings ple until
March 20118, and a non-executive director of Aga
Rangemaster Group plc untit September 2015

She gualified as a chartered accountant with
Pricewaterhouse Coopers LLP

Alastair Hughes

Mot -Executive Director

Appointed as a Non-Executive Director
i January 2018

Skills and experience

Alasta rhas proven experience of growing real
estate cornpanies and 15 a fellow of the Royal
institution of Chartered Surveyors

Alastairis a non-executive director of Schroders
Real Estate Investment Trust Limited, Tritax Big
Box RE!T and QuadReal Property Group, with cver
25 years cf experience in real estate markets

He s a farmer directar af Janes Lang LaSalleinc
[JLL] having served as managing director of JLL
in the UK, as CEQ for Europe, M.ddle East and
Africa and then as CEO for Asia Pacific

Alastair will join the Namination Cammittee at the
end of the 2020 AGM

Brona McKeown

General Counsel and Company Secretary

Appointed as General Counsel and Company
Secretary in January 2018

Skills and expernience

Before joining British Land, Brona was

General Counsel and Company Secretary of
The Co-operative Bank ple for four years as part
of the restructuring executive team Immediately
prior to that she was Interim General Counsel
and Secretary at the Coventry Bullding Society
Until October 2011, Brona was Global General
Counsel of the Corporate division of Barclays
Bank ple, having joined Barctays in 1998

Brona trained and spent a number of years

at a large City law firm

Nicholas Macpherson

MNon-Executive Director

Appointed as a Non-Exscutive Director

in December 2016

Skills and experience

Nicholas has directed organisations through both
fiscal and strategic change management and
brings this vital expertise to the Board

He s chairman of C Hoare & Co and a director af
The Scattish American Investment Company PLC
Nicholas was the Permanent Secrelary to the
Treasury far 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
Py Audit Commuttee
n

iﬁ Carporate Social Responsibility Committes

!,

9 Rermuneration Comrmttee
n

mﬁ Nomination Commuttee

Ir """ Charr of a Board Committee
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BOARD ACTIVITY

Our core focus areas

The Board meets regularly with people from across the British Land
business and interacts with a range of advisers including corporate brokers
and valuers. During Covid-19 they have met every two weeks to consider
the impact on stakeholders and the business. Board discussions have
covered a wide range of topies with a significant amount of time spent on
the following strategic topics:

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

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

- Retail landscape and occupier insotvency

- Financial support 1o occuplers and service partners during the Covid-19 pandemic

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

- Capital plar and long term development pipeline

Expert People — The safety and welibeing of our workforce following the outbreak of Covid-19 and the
nationwide shutdown
oOo - Decisions on remuneration in the context of Covid-19
€3 - The delivery of a P2P system and further approval for central system infrastructure improvernents

- The 2019 employee engagement survey

- Challenging management 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-1% pandemic

@ L - Refinancing and capital allecation te ensure liquidity and covenant headroom
: - Invester engagement and share price performance

Capitat Efficiency

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

- Diversity and inclusion acress our business

94 British Land Annuat Report and Accounts 2020




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

Corparate Social
Audit Committee Responsibility Nomination Cemmittee
Committee

Chief Executive

Executive Committee

* Sustainability Committee
Board attendance Additionat Board meetings in response to Covid-19
Scheduled

s e meetings R N P Tntal
Tim Score &/6 4/4 10/10 Tim Score 5/5
Alastair Hughes' &/6 2/4 8/10 Alastair Hughes 5/5
Chris Grigg &/ 4l4 10/10 Chris Grigg 5/5
Laura Wade-Gery 6/6 414 10/10 Laurs Wade-Gery 5/5
Lynn Gladden' 6/6 3/4 $/10 Lynn Gladden 5/5
Nicholas Macpherson 6/6 4/4 10/10 Nichelas Macpherson 5/%
Preben Prebensen &/6 4/4 10/10 Freben Prebensen 5/5
Rebecca Worthington 6/6 4/ 1010 Rebecca Worthingten 5/5
Sirnon Carter b/6 (A 10/10 Simon Carter 5/5
Willlam Jackson? 5/4 Lih /10 William Jackson 5/5

IR Sl The Board of Directors has made itself available for a total of
John Gildersleeve 2/2 - 2/2 five meetings at shert notice from 22 March to 1 May 2020 in
order to receive important updates and make critical decisions
. Alastair Hughes missad two ad hoc meetings and Lynn Gladden missed one ad in response to Covid-19. This highliahts the Board's individual
hoc meeting that were catled at short notice. In each case, the Directors who p . L g_ . 9
were unable fo attend had been separately briefed on the business of the and collective commitrnent to British Land and demonstrates
meeting and had provided their views belorehand. that each Director has sufficient time to commit to critical needs

. m‘,‘:m i:ﬂ;ﬁgﬁ;rigﬁfoﬁ attend one meeting in July 2019 which conftcted 1 4 dition to meetings in the ordinary course of business.

[t
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Engaging with and
considering the needs of
our key stakeholders

Effective stakeholder engagement is at the heart of Places People Prefer
and embedded throughout every level of British Land.

96

The nature of our business, from investing and developing properties to managing and curating our spaces,
means we have a continuous dialogue with a wide group of stakeholders including customers, local authorities,
local communities, suppliers, partners and shareholders. This continuous engagement means the views of
our stakeholders are taken into account before proposals are put to the Board for a decision.

How do we engage with our stakeholder groups?

We develop our buitdings in collaboration with future cccupiers 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.

British Land Annual Report and Accounts 2020



We embed ourselves into the communities we cperate in. For example,
through the Literacy Trust we have helped 42,700 children to read over the
past 10 years. See the People section of our strategic report from page 28 for
more information about our community projects.

We maintain a continuous dialogue with our suppliers through our
procurement management process. In September 2019, we hosted a round
table event which was attended by 40 of our key suppliers atl of whom
exchanged pledges to raise the diversity and inclusion agenda across our
supply chain. By working together we hold each other accountable for the

delivery of the pledges.

At Canada Water, working closely with Southwark Council, we conducted over
120 public consultations and tocal cutreach events, attracting over 5,000
individuals over a period of five years, giving us a real insight intc what key
stakehotder groups wanted from this development. This resulted in some
significant changes to cur masterplan.

Qur people
The workforce engagement statement on pages 116 to 117 outlines the waork

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:

Material business decisions are reserved
for the Board, however our Investment
Committee has a delegated autharity 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 checklst that outlines the matters
included in $172(1) {al-(f] of the
Companies Act 2006 and specificaily
lists the retevance of each ta the
decision. This ensures that the forum
taking the decision understands the
impact on our stakeholders.

Our 5172 Staternent is within the
Strategic Report on page 33.

Canada Water

As described on page 53 of the Strategic
Report, the work undertaken to date

to receive a resolution to grant planning
for our 53 acre masterplan at Canada
Water has been informed by in-depth
stakeholder engagement over many
years, Our vision for Canada Water has
evolved over time and has been shaped
around the local community and
businesses that it is home to, from
revisions made to our masterplan in
response to residents’ opinions, to
retaining the Printworks within our
plans to respond te the successfut
venue it has become.

In September 2019, the Beard considered
the residential strategy of the Group, of
which our plans at Canada Water are a
key component. The Board considered
that the successful delivery of the
residential strategy at Canada Water
involved positive long term relationships
with our supply chain. The Board
recognised that the flexibility within

the planning consent would enable a
variety of tenure and quantum of homes
to be delivered to ensure a mixed and
balanced community.

Considering our
stakeholders during
the Covid-19
pandemic

The Board took the decision

on 25 March to temporanly
suspend dividends in light of the
financial uncertainty arising
from the Covid-19 pandermic.

In reaching this decision, the
Board specifically constdered
stakeholder interests and the
matters set out In s172.

A key driver of the decision

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

and further strengthen our
financial resilience.

The Board took the decision to
release smaller retail, food and
beverage and leisure customers
from 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 considered the
impact ta the local communities
we operate in when making
their decision.

Although we imitially closed our
construction sites, we were able
to support some of our suppliers
where it was safe for them to
return to the site, as well as our
suppliers’ sub-contractors.

We were able to respond quickly
and effectively providing help
where it was most needed due
to the strong relationships we
have built with the communities
we operate in over many years.

The Board held five additicnal
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 purpose

is to create and manage outstanding places to deliver
positive outcomes for all our stakehotders on a sustainable
basis. We call this Ptaces People Prefer. We da this by
understanding the evolving needs of the people and
organisations who use our places every day and the
communities who live in and around them. The changing
way people choose to wark, shop and live is what shapes
our strategy, enabling us to drive enduring demand for our
space and value over the tong term.

The Board, supported 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
is led by the Board in its entrepreneurial approach to
ptacemaking and centinues to innovate and produce werld
class destinations.

As at 31 March 2020, the Board comprised the Chairman,
seven independent Non-Executive Directors and two
Executive Directors. We continue to have a strong mix of
experienced individuals on the Board. The majority are
independent Non-Executive Directors who are not only
able to offer an external perspective on the business,

but also constructively challenge the Executive Directors,
particularly when developing the Company's strategy
and in their performance.

Our governance structure is designed to ensure that
decisions are taken at the appropriate level with the proper
level of oversight and challenge. Elements of our business
require quick decision making and this is enabled by an
agile Board and management tearn that collaborate
effectively on complex issues.

Strategy days

The Board held its annual offsite strategy event during
February 2020. The strategy days are structured to provide
the Directors, and the Non-Executive Directors in particular,
with an opportunity to focus on the development of,

and challenge to, the Company’s corporate strategy.

The Executive Directors, senior executives and external
guests delivered a number of presentations to attendees
providing in-depth analysis on aspects of the business and
the external environment. The days were carefully structured
to achieve a balance between presentations, debate and
discussion. Areas focused on at the 2020 strategy days
included: portfolio structure and sharehotder vatue;
customer focus [with a presentation from Jones Lang
Lasallel; sustainability [both environmental and sociall;
and Canada Water.
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Culture and stakeholder engagement

The Company's purpose is core to every decision taken by

the Board. As detailed on pages 4 and 7 the Company has a
framework of values and strategic measures that underpin our
purpose to ensure that the strategy and culture of the Company
are aligned. Led by the CSR Committee, we have a broad range
of workforce engagement mechanisms to ensure the Board s
able to assess the culture of the organisation. Qur workforce
engagement mechanisms are described on pages 116 and 117.

The Board receives regular updates on workforce engagement
from the CSR Committee and management tearm through,
amongst other methods, detailed workforce surveys. The Board
has delegated oversight of the Cornpany’s whistleblowing
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, one of the Company’s core behaviours,
which resulted in the creation of the British Land Leadership
Team. The team consists of the Executive Committee 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 workforce views to
reach the Board.

As well as workforce engagement, the CSR Committee has
formal responsibility for engagement with the Company’s wider
stakeholders. Stakeholder engagement is integral 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 stakeholder
engagement as well as two examples of how decisions in

the boardroem have been shaped by the impacts on our
stakeholders are described in the stakeholder engagement
statement on page 6. Further information on British Land’s
contribution to wider society can be found on pages 30 to 37

Engagement with major shareholders

Institutional investers and analysts receive regular
communications from the Company, including investor
relations events, one-to-one and group meetings with
the Chairman and Executive Directors, and tours of our
major assets.

in Septernber 2019, the Company hosted an investor day for
institutional investors and analysts in Storey Club at our
Paddington campus. The Group Chairman, Executive Directors
and senior management gave presentations and held breakout
sessicns on strategic intiatives, sustainabitity and our long term
view. The presentations were recorded and are available fo view on
our website www britishland. com/investors/investor -day-201%.




The Chairman 1s committed to ensuring that sharehelder
views, hoth positive and negative, are relayed back to the
Board and i1s assisted by the executive team in doing so.
The Chatrman has met personally with 10 investors during
the course of the year and is committed to understanding
and sharing the views of major sharehelders within

the boardroom.

In addition to the Chairman’s efforts, the Chief Executive
provides a written repert at each scheduled Board meeting
which inciudes direct market feedback on activity during
the period and commentary on any meetings with

major shareholders.

Conflicts of interest

The Directors are required to avoid a situation in which they
have, of could have, a direct or indirect conflict with the
interests of the Cormpany. 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 outside interests and actual
or perceived conflicts of interest that may affect them in
their rotes as Directors of British Land. All potential
conflicts of interest are authartsed by the Board and the
register of Directors” interests is reviewed by the Board
twice a year. The Board also reviews the Directers’ Interests
Policy on an annual basis. Following the last review in
Novernber 2019, the Board concluded that the policy
continued to operate effectively

External appeintments

Any additional significant appointments must be approved by
the Board before they are accepted by Directors. The Beard
will consider the Directors’ existing commitments in making
its decision. Non-Executive Directors’ letters of appointment
set out the time commitments expected from them.
Following consideration, the Nomination Commgttee has
concluded that ali the Non-Executive Directers continue to
devote sufficient time to discharging their duties to the
required high standard.

British Land’s policy is to allow Executive Directors to take
one non-executive directorship at another FISE 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 appeintment of
Alastair Hughes to the Board of QuadReal Property Group,
which the Board deemed a significant appointment.

—> Division of Responsibilities

There is a clear written division of responsibilities between
the Chairman (who is responsible for the leadership

and effectiveness of the Board] and the Chief Executive
[who is responsible for managing the Company’s business).
The responstbilities 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/commuittees,

When running Board meetings, the Chairman maintains a
collaborative 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 Beoard members and the senior managerment team.
The Chairman meets with individual Directors outside fermal
Board meetings te allow for open, two-way discussion

about the effectiveness of the Board, its Committees and

its members. The Chairman is therefere able to remain
rmindful of the views of the individual Birectors,

Gperation of the Board

Our governance structure set out on page 95, ensures that
the Board is able to focus on strategic proposals, rmajor
transactions and governance matters which affect the
long term success of the business.

Regular Board and Committee meetings are scheduled
throughout the year. In response to feedback received
through the Board evaluation process, an additional Beard
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 @ ime-critical
nature need to be made or for exceptional business.
Fortnightly Beard calts were held during the Cowid-19 crisis.

Care 15 taken to ensure that information is circulated in good
time before Board and Committee meetings and that papers
are presented clearly and with the appropriate level of detail
to assist the Board in discharging its duties. The Head of
Secretariat assists the Board and Committee Chairs in
agreeing the agenda in sufficient timme before the meeting to
allow input from key stakeholders and senior executives.

Papers for scheduled meetings are circulated one week prior
to meetings and clearly marked as being ‘For Decision’,

‘For Information’ or ‘For Discussion’. To enhance the delivery
of Board and Cemmittee papers, the Board uses a Board
portat 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 Birectors.

Board Committees

Four standing Committees have been operating throughout
the year: Audit, Nermination, Remuneration and Corporate
Social Responsibility, to which certain powers have been
delegated. Membership of each of these Committees is
comprised solely of independent Non-Executive Directors.
The reports of these four standing Committees are set out
in the following pages. The terms of reference of each
Cormnmittee and the matters reserved for the Board are
available at cur website www.britishland.com/committees.

The Beard has delegated authority for the day-to-day
management of the business to the Chief Executive.
Executive Directers and sentor 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
rmanagement will often bring decistons within their
delegated authority to the Board for scrutiny and challenge.

Management are supported by three standing Executive
Committees:

tnvestment Committee

Principal investment decisions are reserved for the Board,
however it has delegated authority to the Investment
Committee to make decisions within specified financial
parameters, The Investment Committee membership
comprises the Chief Executive, Chief Financial Officer, Head
of Strategy and Investments, Head of Real Estate and Head
of Developments. The investment Committee also reviews
investment proposals that fall outside of its delegated
authority and provides recornmendations to the Board for
its consideration.

Executive Committee

The Chief Executive is supported by the Executive
Committee in discharging his duties which have been
delegated by the Board. Comprised of the senior
management team, the Commuttee’s main areas of focus
are the formulation and implementation of strategic
initiatives, business performance monitoring and evaluation
and overseeing culture and stakeholder engagement.

Risk Committee

The Chief Financiat Gfficer chairs the Risk Commuittee 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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Composition, Succession
_ P

& Evaluation

Our rigorous and transparent procedures for appointing
new Directors are {ed by the Nomination Committee,
Non-Executive Birectars are appointed for specified terms
and all continuing Directors offer themselves for election
or re-election by shareholders at the AGM each year
provided the Board, on the recommendation of the
Nomination Cammittee, deems it appropriate that they

do so. The procedure for appointing new Directarsis
detailed in the Nemination Committee report on page 104.

The Naminatiocn Committee is responsible for reviewing the
compositicn of the Board and its Committees and assessing
whether the balance of skills, experience, knowledge and
diversity is appropriate to enable them to operate effectively.
More detail can be found in the Nomination Committee report
on page 105,

The Notice of Meeting for the 2020 Annual Gereral Meeting
detalls the specific reasons why the contribution of each
Director seeking re-election is and continues to be
important to the Company’s long term sustainable success.
The biographies of each Director on pages 92 to 93 set

out the skills and expertise that each Director brings to

the Board.

Following a recommendatian from the Nomination
Committee, the Board considers that each Non-Executive
Director remains independent in accordance with provisions
of the Code.

As welt 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 Policy. Further details on the work of the
Nomination Committee and the Diversity and Inclusion
Policy are within its report en page 107.

Board evaluation

The effectiveness of the Board and its Committees is
reviewed annually, with an independent, externatly
facilitated review being conducted at least once every three
years. The next external review will be in 2021,

In 2020, an internal evatuation of the Board and its
Committees was conducted by the General Counsel and
Company Secretary by circulating questionnaires, seeking
quantitative and qualitative feedback and reporting the
outcomes to the Board.

In addition to the formal evaluation, the Chairman met each
Non-Executive Director individually during the year to discuss
their contribution 1o the Board. The Senior independent
Director led the appraisal of the Chairman’s performance
by the Non-Executive Directors, with the views of the
Executive Directors also being taken into consideration.



The Chawrman 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 weli as in relation to annual and
long term incentive awards.

The review concluded that the Board, its Committees and
its individual mermbers all continue to operate effectively
and with due diligence. It also confirmed that good progress
has been made on the recommendations of last

year's evaluation:

- the Board has continued to develop its understanding of
culture and values with a review of the engagement
survey results;

- there have been more discussions on succession plans
this year, with the whole Board spending more time
considering the issue; and

- the time scheduled for Board meetings has been
extended, with strategy being a greater focus throughout
the year.

The focus for the coming year will be:

- continuing the work on progressing succession ptanning
throughout the organisation;

- testing and refining the strategy in light of changes in
the sector;

- reviewing the scope of the CSR Committee; and
improving the understanding and monitoring of culture
and values.

We will report on the progress of these focus areas in the
2021 Annual Report.

Audit, Risk Management

& Internal Controt

Financial and business reporting

The Board is responsible for preparing the Annual Report
and confirms in the Directors’ Responsibitities Staternent
set out on page 137 that it believes that the Annual Repart,
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 hasis on which the Company
creates and preserves value over the long term 1s described
tn the Strategic Report

Audit Committee

The Audit Committee is responsible for monitoring the
integrity of the financial staternents and results
announcements of the Company as well as the
appointment, remuneration and effectiveness of the
externat 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 n this
responsibility by the Audit Commuttee which makes
recommendations in respect of the Group's principal and
emerging risks, nsk appetite and key risk indicators.
Further information on the Group’s risk management
processes and role of the Board and the Audit Committee
can be found on page 78.

The Board has responsibility for the Company's

overall approach to risk management and internal control
which includes ensuring the design and implementation of
appropriate risk management and interna! control systems.
Oversight of the effectiveness of these systems is delegated
to the Audit Cemmittee 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 Committee
has not identified, nor been advised of, a failing or weakness
which it has determined to be stgnificant.

Pages 112 to 113 set out the confirmations that the Audit
Committee made to the Board as part of the risk
management and internal control assurance process for
the full year.

Internal controt over financiat reporting

As well as complying with the Code, the Group has adopted
the best practice recommendations in the FRC "Guidance
on risk management, internal control and related financial
and business reporting’ and the Company’s internal control
framework operates in line with the recommendations set
outin the internationally recognised COS0 Internal Controt
Integrated Framework.
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GOVERNANCE REVIEW CONTINUED

Audit, Risk Management

& Internal Control

The key risk management and internat conirol procedures
over financial reporting include the following:

- Operational risk management framework: operational
reporting processes are in place to mitigate the risk of
financial misstatement. Key controls are owned by
seniar managers who report on compliance on a
six-monthly basis to the Risk Commuittee. All key internal
financial controls are reviewed on a two-yearly cycle by
internal audit;

- Financial reporting: our financial reporting process is
managed using documented accounting policies and
reporting formats supported by detailed instructions and
guidance on reporting requirements. This process is
subject to oversight and review by both external auditors
and the Audit Commuttee;

- Disclosure Committee: membership comprises the
Chief Executive Officer, Chief Financial Officer, Head of
nvestor Relations, General Counset and Company Secretary
and Head of Secretariat. The Committee regularly
reviews draft inancial reports and valuation information
during the interim and full year reporting process and
determines, with external advice from the Company’s
legal and financial advisers, whether inside information
exists and the appropriate disclosure requirements.

Going coencern and viability statements

Buring the year the Board assessed the appropriateness
of using the ‘going concern’ basis of accounting in the
financiat statements. The assessment considered future
cash flows and debt facilities [to assess the liguidity rnisk of
the Companyl and the availability of finance (to assess
solvency risk). The assessment covered the 12-month
pericd required by the ‘going concern’ basis of accounting.

Following these assessments the Directors believe that

the Group is well placed to manage its financing and

other business risks satisfactorily and have reascnabte
expectation that the Company and the Group have adequate
resources to continue in operation for at least 12 months
from the date of the Annual Report. They therefore consider
it appropriate to adopt the going concern basis of
accounting in preparing the financial statements.

A detailed description of the viability assessment for the year
ended 31 March 2020 s included on page 88 alongside the
viabitity and going concern statements made by the Board.
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—> Remuneration

The Company's remuneration policies and practices
are designed to support strategy and promaote the long
term sustainabte 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: Customer Orientation, Capital Efficiency,
Right Places and Expert People. Delivering against
these objectives creates the inputs to future value
creatign for all of our stakeholders. In our Directors’
Remuneration Report we explain our approach to
incentivise and reward employees to deliver these
inputs whilst alse managing the business on a day-to-
day basis. We also explain how we create alignment
with shareholders and measure cur performance over
the longer term.

Our current Remuneration Policy was approved by
shareholders at the 2019 AGM. The Committee is also
respansible for establishing remuneration of the
mernbers of the Executive Committee.

The Remuneration Committee 1s authorised to use
discretion in determining remuneration autcomes for
Executive Directors and the wider workforce. Further
details on the Commuttee’s use of discretion this year
can be found in the Directors’ Remuneration Report
starting on page 118.



Key investor relations
activities during the year

- Full Year Results Presentation - Investor Roadshow, US [New York, Boston,
- Full Year Results Roadshow, London Philadelphia)
-~ Investor Property Conference, Netherlands Two Investor Property Conferences, London

|

September

- Private Client Investor Roadshow, London
- AGM

Analyst & Investor Event, Paddington

November December

- Industry Dinner

- Half Year Results Presentation

- Half Year Results Roadshow, London
- Investor Property Conference, London

- Investor Roadshow, US (New York, Boston)
& Canada (Toronto)

Investor Property Conference, London

January March

- Private Client Investor Breakfast, London - Investor Property Conference, Miami
- Private Client Investor Roadshow, London
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REPORT OF THE NCMINATION 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 strategic objectives,
embedding of our culture and values and promotion of the
Interests of our stakeholders are all dependent upon effective
leadershup at both Board and executive level, It 15 the Committee’s
responsibility to maintan an appropriate combination of skills
and capabilities amongst the Directors Long term succession
planning at Board and executive level rernains a key priority of
the Committee

As a Committee our core responsibilities include reviewing
the structure of the Board and Committees, recommending
new Board appomntments and ensuring adherence to formal,
rigorous selection, appointment and induction processes for
new Directors. As part of our ongoing reviews of the compasition
of the Board and its Committees we recommended a number
of changes to Committee memberships which are outlined
on page 105. The search process for Non-Executive
appointments was refreshed during the year and we
commenced a successful search for a new Non-Executive
Directer. Irinder Goodhew will join the Board on 1 October.
More information about the search process can be found on
page 106.
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As | nated in my introduction to the Governance section,

in March we announced that Willam Jackson, Senior Independent
Director (S1D), would step down as a Director from the
conclusion of the Company's AGM in July 2020. The Committee
recornmended that he be succeeded as SID by Preben
Prebensen and that Alastair Hughes be appointed ta the
Committee. These appointments will stitl take place at that
time even though William will now stay on the Board for an
extended period of up to 12 months,

All of the Committee activities 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 inthatives are having both at Board level and in the wider
business, and we report on this progress in both this Repeort
andin the Expert People sectien of the Strategic Report.

Looking ahead, long term succession planning at Board and
executive level will remain a key priority of the Committee.

| 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.

1 Ghoe

Tim Score
Chairman of the Nomination Committee




Committee composition and governance

The Committee has three members. At the 2017 AGM,

John Gildersleeve stepped down from the Committee, and
was replaced by Tim Score as Chairman. Therefore, as at the
31 March 2020 year end the Committee comprised: Tim Score,
William Jackson, and Preben Prebensen, all of whom are
considered by the Board te be independent

Details of the Committee’'s membership and attendance at
meetings during the year are set out In the table below. Planned
changes to the Comrnittee membership during the year toc come
are outbined in the following section,

Avtendirea

TimScore  Chairman 1 Apr 2037 4/t
Willlam Jackson Member 11 Apr 2011 Ll
Preben Prebensen Member 19 Jul 2019 3/3

Former Directors who served during the year

John Gildersleeve’ Chairman - 1Jan 2013 v

| Preben Prebensen joined the Caommuttee on 19 July 2019
2 John Gilderslesve stepped down from the Board and Committee on 19 July
2019, at which paint Tim Score 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 the 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 Inclusion Policy and the Selection and
Appointment Process, which are both explained later in this
Report Russell Reynolds Associates, the executive search
firm appotnted, has na other relationship te the Company or
individual Directors. The firmn has adopted the Voluntary Code
of Canduct for Executive Search Firms on gender diversity and
best practice.

The search resulted in the appaintment of Irvinder Goodhew

as a Non-Executive Director, as announced on 21 May 2020.
Irvinder brings over 25 years of experience invarious operationat
and strategic roles, 1in 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
compaosition and balance of the Board and its Cormmittees,
their alignment with the Company’s strategic objectives.

and the need for progressive refreshing of the Board.

In March 2019 we announced that John Gildersleeve would
retire as a Non-Executive Director and step down as Chairman
of the Company at the conclusion of the 2019 AGM, to be
succeeded by Tim Score As a result, the following Committee
changes took effect in July 2019:

Tim Score stepped down from the Audit Committee, and was
succeeded as Chair by Rebecca Worthington;

- William Jackson stepped down from the Remuneration
Committee and was succeeded as Chair by Laura Wade-Gery;
John Gildersleeve was succeeded as Chair of the Nominatien
Committee by Tim Score; and

- Preben Prebensen was appointed to the Nomination Committee

In addition, In May 2017 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 term in
December 2019 and Willlam Jackson completed his third
three-year term in April 2020 In making recommendations for
reappointment, the Committee cansidered their perfarmance
and ahility to contribute effectively to Board discussion and to
challenge the performance cf management.

In March 2020 we announced that Witbam Jackson would retire
as a Non-Executive Director at the conclusion of this year's AGM
in July, but as stated earlier he will now remain on the Board for
an extended period of up to 12 months. The Cornmittee
considered a successor for William as SID and, having
confirmed that he possessed an appropriate skillset, and the
right personal qualities and experience for the role, made a
recommendation to the Board for the appointment of Preben
Prebensen to the role of SIB. The Committee also
recommended that Alastair Hughes be appointed to the
Committee. As a result the Committee recommended the
following changes to take effect at the end of the 2020 AGM

Preben Prebensen to succeed Willam Jackson as Senior
Independent Director, and
Alastair Hughes be appointed to the Nomination Committee.

The Commuttee I1s satisfied that, following the Comrmittee
compasition changes described above, the Board and its
Commuttees will continue to have the appropriate balance of
skills and experience required to futfil their roles effectively.
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REPORT OF THE NOMINATION COMMITTEE CONTINUED

Independence and re-election

The independence of all Non-Executive Directors 1s reviewed by
the Cormmittee annually, with reference to their independence of
character and judgement and whether any circumstances or
relationships exist which could affect their judgement. The most
recent assessment included a fuller review of the independence
of Willam Jacksan, who has now served in excess of nine years
on the Board Having regard to all such considerations, the
Board i1s of the view that the Nan-Fxecutive Directors each
remain independent, notwithstanding their periods of tenure

Prior to recomnmending the reappointment of serving Directors
to the Board, the Committee alsa considers the time commitment
required and whether each reappointment would be In the best
interests of the Company. Detailed consideration is given to
each Director’s contribution to the Board and its Committees,
together wath the averall balance of knowledge, skills,
experience and diversity

Following its review, the Commuttee 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 fus 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 Directors be put forward for election or re-election at
the 2020 AGM.

Biographies for each Director can be found on pages 92 to 93

Succession planning

The Committee is responsible for reviewing the succession
plans for the Board, including the Chief Executive. We recognise
that successful succession planning includes nurturing our own
talent pool and giving opportumties to those who are capable of
growing into more senior roles.

The succession plans for the Executive Directors are prepared
on both shorter and lenger term bases while those for Non-
Executive Directors reflect the need to refresh the Board
regularly. Such plans take account of the tenure of individual
members. The Committee’s review of Executive Director
succession plans includes consijderation 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 notes that
the remit of the Corporate Social Responsibility Committee
includes consideration of the extent to which the business is
developmg a diverse ;:Hpellne for succession to senior
managerment rales.

A number of 1ssues that would normally be dealt with by the
Commuttee were discussed with the full Board.
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Selection and appointment process

The Cammittee oversees the selection and appointment process
for Board appointment, which was updated duning the year, and
1s summarised 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 quakities required by the Board and its
Committees as a whole in light of the Group's long
term strategy, external erwironment and the need to
allow for progressive refreshing of the Board. The
review identifies the specific skills required by new
appointees and guides the Commiittee’s long term
approach to appeintments and succession planning.

Role brief

The Committee works only with external search
agencies which have adopted the Voluntary Cede of
Conduct for Executive Search Firms on gender
diversity and best practice. The Committee and
agency work together to develop a comprehensive
role brief and person specification, aligned o the
Group's values and culture. This brief contains clear
criteria against which prospective candidates can be
objectively assessed.

Longlist review

The external search agency is challenged to use the
objective critena 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 format, multi-stage interview process is used to
assess the candidates. For each appeintment the
choice of interviewers is customised to the specific
requirements of the role. All interview candidates
are subject to a ngorous referencing process.

Review and recommendation

The Committee ensures that, prior to making
any recommendation to the Board, any potential
conflicts and the significant time cemmitments
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 1ts broadest sense
and sets out the Board's ambitions and objectives regarding
diversity at Board and seruor management level The Policy
notes that appointments will continue to be made on merit
agamnst a set of objective cnteria, which are developed in
consideration of the skills, expenience, independence and
knowledge which the Board as a whole reguires ta be effective.
The Policy also describes the Board's firm belief that in arder to
he effective a board must properly reflect the environment in
which 1t 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 qualitative
policy objectives in support of Board-level diversity and
inclusion, including the following commitments.

the intention to maintain a balance such that at least 30%
of the Board are women;

the intention to have at least one Director fram an ethnic
rminority background on the Board by the end of 2020;

to maintain the improved gender balance of its leadership
tearns and senior management, and

to ensure that there 1s clear Board-level accountability for
diversity and incluston for the wider workforce

The Committee (s pleased to confirmn that these objectives have
been fully met. As at 31 March the Board comprised 30%
women, while the Executive Cammitiee composition has
increased from 33% to 36% women. Clear accountability for
diversity 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 ebjectives and retevant initiatives

within British Land.

Average Board member age over a four-year period’

2020 56 years otd

2019
2me

2017

Composition? Tenure?

{7 Chairman 1 0-3 years 3

# Executive Directors Z B 3-6 years 3

B Non-Executive 7 W 5-9 years 2z
Directors

| Asatintended AGM date of 27 July 2020
2. Asat 31 March 2020

Induction, Board training and development

Fach new Director is invited to meet the General Counsel and
Company Secretary or Head of Secretariat to discuss their
induction in detail, following which the programme is tailored
specifically to their requirements and adapted to reflect their
existing knowledge and experience

Each induction programme would ordinarily include:

meetings with the Chairman, Executive Directors, Committee
Chairmen, external auditor or remuneration consultants

{as appropriatel,

information on the corporate strategy, the investment
strategy, the financial position and tax matters [including
detaits of the Company's REIT status];

an overview of the praperty portfolio provided by members of
the senior management team;

visits to key assets;

detalls of Board and Committee procedures and Directors’
respensibilities;

details on the investor relations programme; and
information on the Company's approach to sustamability.

The Committee also has responsibility for the Board's training
and professional development needs. Directors receive training
and presentatiens during the course of the year to keep their
knowledge current and enhance their experience

Key areas of focus far the coming year

As well as the regular cycle of matters that the Cammuttee
schedules for consideration each year, we are planning cver the
next 12 months to continue to focus on successton planning
both for the Board and at senior management level, and will
continue to develop a strong talent pipeline and associated
leadership programmes.

Board and Committee effectiveness

The process followed for the internally-led Board effectveness
evaluation conducted during the year is described in the main
Beard governance section on page 100

The Committee’s effectiveness duning the year was evaluated as
part of the wider Board evaluation and concluded that the
Comrmittee operated effectively.

The Committee also reviewed its terms of reference;
no changes were recommended during the year,

The terms are available on our website
www bntishland com/committees.
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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.

| am pleased to present the report of the Audit Committee for
the year ended 31 March 2020.

Thiss my first report as Chatr of the Commuttee following my
appointment at the conclusion of the 2019 AGM. {n line with

the focus onimproved governance and clear, relevant and
concise reporting, this report of the Audit Committee hughlights
the main 1ssues which arose during the year and how they
were addressed

Role and responsibilities
The principal responsibilities of the Committee are:

Financial reporting - Monitoring the integrity of the Company’s
financial statements and any formal announcements relating to
financial performance, and considering significant financial
reporting issues, judgements and estimates

External Audst - Oversight and remuneration of the external
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,
including its ptans and resourcing

Risk management and internal controts - Reviewing the
systern of internal control and risk management

Investment and development property valuations
- Considering the valuation process and cutcome and the
effectiveness of the Company’s valuers
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Key areas of focus

Ultimately, the Committee continues to play a key role in
overseeing the integnty 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 controlis in place.

During the year, the Committee has reviewed the process

for identification 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 asset
acquisitions and dispasals, along with scrutinising the valuation
of the Group's property assets as well as the effectiveness of
the valuers

The Commuttee continued to monitor the implementation 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 Commuttee thanks
all of its valuers for their professionalism throughout the
implementation of the policy.

Committee composition and governance

| became Chair of the Committee at the conctusion of the 2019
AGM following Tim Score's appomntment as Group Chairman
Following his appomtment Tim stepped down as Chair and as a
member of the Comrmittee in accordance with the Code The
Committee continues to be composed solely of independent
Naen-Executive Directors wath sufficient financial experience,
commercial acumen and sector knowledge to fulfil their
respanstbilittes. Members” attendance at Carnrnittee meetings
15 set out in the following table:

Attehiganae
Rebecea Warthington 7 Chairman ~1Jan 2018 3/3
Alastair Hughes Member VlJan2018  3/3
ﬁ-otas_Ma:phgrson _Member T Apr2017 33
Tim Score’ Chairman 20 Mar 2014 AN

1 Tim Scare steppaed down from the Audit Commitiee on 19 July 2019, at which
paint Rebecca Worthington became Charr of the Commitiee




The Board is satisfied that the Committee as a whole has
competence relevant to the real estate sector. For the purposes
of the Code, | arn deerned to meet the specific requirement of
having stgnificant, recent and relevant financial experience

Members of the semor management teamn, including the Chief
Financial Officer, General Counsel and Company Secretary,
Group Financial Controller, Head of Financial Reporting and
representatives of both external and internal auditors, are
invited to attend each Cormnmittee 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
Commuittee meetings.

The Committes meets privately with both external and internal
auditors after each scheduled meeting and continues to be

satisfied that neither i1s being unduty influenced by management.

As Commuttee Chair, | additionally hold regular meetings

with the Chief Executive Officer, Chief Financial Officer and
other members of management to obtain a good understanding
of key 1ssues affecting the Group and am thereby able to identify
those matters which reguire meaningful discussion at
Committee meetings. | also meet the external audit partner,
mternal audit partner and representatives trom each of the
valuers privately to discuss any matiers they wish to raise or
cancerns they may have

Committee effectiveness

The Commitiee assessed its own effectiveness during the year
through &n internal questionnaire. The Committee reviews Its
terms of reference on an annual basis Following an extensive
update duning the year ended 31 March 2019 to reflect the
adeption of the Code, the Committee was satisfied that the
terms of reference continued to be appropriate. The current
terms of reference were effective from 1 Apnil 2019 and are
available on our website at www britishland.com/committees.

The information below sets out in detail the activity undertaken
by the Commuittee duning the year ended 31 March 2020. | hope
that you find it useful in understanding our werk

Rebecca Weoerthington
Chair of the Audit Committee

Financial reporting

The Committee continues to review the content and tone of the
preliminary results press release, Annual Report and half year
results at the request of the Board. Drafts of the Annual Report
are reviewed by the Committee Chair and the Committee as

a whole prior to formal consideration by the Board, with
sufficient time provided for feedback

The Comrmittee reviewed the key messaging included in the
Annual Report and half year results, paying particular atiention
to those matters considered to be important to the Group by
virtue of their size, complexity, level of judgement required and
potential impact on the financial statements and wider business
model. Any 1ssues which were deemed to be significant were
debated openly by the Committee members and other attendees,
including management, external and internal auditors.

The Committee has satisfied itself that the controls cver the
accuracy and consistency of the information presented in the
Annual Report are robust The Committee reviewed the
procedure undertaken to enable the Board to provide the fair,
balanced and understandable confirmation to shareholders
Meetings were held between the Group Financial Controller,
Head of Investor Relations and other senior employees to review
and document the key considerations and a detailed report was
then provided to the Commuttee. 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 1t provided stakeholders with the necessary
information to assess the Group's position, performance,
business model and strategy.
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REPORT OF THE AUDIT COMMITTEE CONTINUED

The significant 1ssues considered by the Commuttee 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 tabte:

Significant issues considered

Going concern statement

The appropriateness of preparing the Group
financial statements on a going concern basis

Viability statement

Whether the assessment undertaken by
managemeant regarding the Sroup’s long
term viability appropriately reflects the
praspects of the Groug and covers an
appropriate period af ime.

Covid-19

The impact of Covid-19 on the assessment of
the Group's principal risks and uncertainties,
risk appetite and viability statement.

Accounting for significant transactions

The accounting treatment of signit.cant property
acquisitions, dispesals, financing and leasing
transactions 1s a recurring rnisk for the Group with
non-standard account:ng entries required, and in
same cases management judgement applied.

REIT status

Maintenance of the Group's REIT status
through campliance with certain canditions
has a significant impact on the Group's results

Valuation of property portfolio

The valuation of investment and devaiopment
properties canducted by external valuers s
inherently subjective as it 1s undertaken on the
basis of assumptions made by the valuers
which may not prove to be accurate.

The outcome of the valuaticn 1s significant to
the Group in terms of investmant decisions,
results and remuneraton.

Taxation provisions

The appropriateness of taxation provisions
made and released in the period

How these issues were addressed

The Committee reviewed managerment’s analysis supporting the gaing concern
basis of preparation. This included consideration of forecast cash flows, availability
of commitred debt facilities and expected covenant headroorn The Committes also
received a report from the external auditar on the reswu:its of the testing undertaken
on managament's analysis

As 3 result of the assessment undertaken, the Commuttee satisfied 1tself that the
geing concern hasis of preparation remained appropriate.

The going concern statement 15 Set out on page 88

The Comm.ttee considered whether management’s assessment adequately reflected
the Group's rsk appetite and principal risks as disclosed on pages 78 ta 87, whether
the penod covered by the statemant was reasonable given the strategy of the Group
and the ervironment in which it operates; and whether the assumptions and sensitivities
identfied, and stress tested, represented severe but plausible scenarios i the
context of solvency ar iquidity "he Committes also considered a report from the
external auditer.

The Commuittee concurred with management’s assessment and recommended the
viability staternent to the Board

The viability statement, together with further details on the assessment undertaken,
Is set aut on page 88

Adetailed analysis of the impacts of Covid-19 on the Group’s risk framewark Is
inciuded within the Risk Review on pages 78 tc 88

The Commuttee reviewsd management papers an key judaements, including those for
significant transactions, as well as the external audior’s findings on these matters

In particular, the Commuttee considered the accounting treatment of the acguisition
of West One, and the treatment of bespoke leasing arrangements in relation tc a key
develaprment, The externat auditor separately reviewed management’s judgemenrts in
relation to these transact.ons.

The Cormmittee reviewed the REIT tests performed by managerment and concluded
that the Company's REIT status had been mainta:ned in the year, The Commuttes
separately considered tne external auaitor’s review of managament's assessment

The external valuers presented their reports to the Commuttze prior to the half year
and full year results, providing an overview of the UK property market and summanising
the performance of the Grodp's assets. Significant judgements were also highlighted.

Tne Comrmittee analysed the reports and reviewed the valuation outcomes,
challenging assurnptions made where thought fit. In particular, with the third and
final phase of the implementation of the valuer appointment policy, the Committee
paid specif¢ attention to thosa assets which were subject to a new valuatien
instruction during the year including Broadgate

The Commutiee closely analysed the valuation of Canada Water following the
resolutian to grant planning for our 53 acre masterplan and robustly challenged the
methodology used

The Committee was satisfied with the valuation process and the effectiveness of the
Company’s valuers. The Comrmittee also approved the relevant valuation disclosures
to be included in the Annual Repart

The Committee rewiewed taxation provisions made and released by the Group
They considerad papers prepared by management and discussed the views of the
external auditors to obtain assurance that amounts held weare 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 following a
farmal competitive tender process. The Committee considered
the need for a competitive tender for the role of external auditor
during the year under review and confirmed that a tender was
not appropriate due to PwC's strong performance to date.

The Committee confirmed that a competitive tender will be
completed no later than for the 2025 year end audit Given the
continuing effectiveness of PwCin their role as external auditor,
the Committee believe 1t 15 In the best interests of shareholders
for Pw( to remain as external auditor for the following financial
year. Itis currently proposed that a tender process be
completed during 2024

Ihe year under review 1s Sandra Dowling's first year as
engagement partner following John Waters' mandatory rotation
at the conclusion of the 2019 audit. The Committee witl ensure
that future rotations are undertaken as required by legislation to
the extent that this (s not undertaken earber by PwC.

The Committee 1s responsible for overseeing the relationship
with the external auditor and for considening their terms of
engagement, remuneration, effectiveness, independence and
continued objectvity. The Committee annually reviews the audit
reguirements of the Group, for the business and in the context
of the external environment, placing great importance on
ensuring a high quality, effective external audit process.

Fees and non-audit services

The Committee discussed the audit fee for the 2020 Annual
Report with the external auditor and approved the proposed
fee on behali of the Board.

In addition, the Group has adopted a pelicy for the provision of
non-audit services by the external auditor. The policy helps to
safeguard the external auditor's independence and objectivity.
The policy allows the external auditor to provide the following
non-audit services to British Land where they are 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 disposals. In some circumstances,
the external auditor 1s required to carry out the work because
of thewr office. In other circumstances, selection would depend
on which firm was best suited to provide the services required

In addition, the following protocols apply to non-audit fees:

total non-audst fees are limited to 70% of the audit fees in any
one year. Additicnally, the ratio of audit to non-audit fees 1s
calculated in line with the methodology set out In the 2014
EU Regulations;
Committee approval 1s required where there might be
guestions as to whether the external auditor has z conflict
of interest; and

- the Audit Comrmuttee Chairis required to approve in advance
each additional project or incremental fee between £25,000
and £100,000, and Committee approval 1s required for any
additicnal projects over £100,000.

Total fees for non-audit services amounted to £0.04m, which
represents 6% of the total Group audit fees payable for the year
ended 31 March 2020 Details of all fees charged by the external
auditor during the year are set out on page 158

The Committee I1s satisfied that the Company has complied
with the provisions of the Statutory Audit Services for Large
Companies Market Investigation [Mandatory Use of Competitive
Processes and Audit Committee Responsibilities] Order 2014,
published by the Competition and Markets Authority on

26 September 2014

Effectiveness

Assessment of the annual evaluation of the external auditor’s
performance was undertaken by way of a guestionnaire
completed by key stakeholders across the Group, including
senior members of the Finance tearm. The review took into
account the guality of planning, delivery and execution of the
audit [iIncluding the audit of subsidiary companies), the technical
competence and strategic knowledge of the audit team and the
effectiveness of reporting and communication between the audit
team and management.

PwC alsc provide the Committee with an annual report on its
independence, objectivity and compliance with statutory,
regulatory and ethical standards For the year ended 31 March
2070, as for the prior year, the external auditor confirmed that it
continued to maintain apprapriate internal safeguards to ensure
its independence and objectivity.

The Committee concluded that the quality of the external
audrtor's work, and the knowledge and competence of the audit
team. had been maintained at an appropriate standard during
the year.

In addition, the Committee reviewed the Financial Reporting
Council's [FRC]'s review of PwC's audit of the Group for the year
ended 31 March 2019 The FRC’s review identified some limited
improvements in relation to the gudit of property valuations and
revenue recognition, but otherwise noted the audit was of a
‘good standard’, PwC's responses were discussed with
management 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 to shareholders at the 72020 AGM
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REPORT OF THE AUDIT COMMITTEE CONTINUED

Internat Audit

The role of Internal Audit 15 to act as an independent and objective
assurance function, designed to improve the effectiveness of the
governance, risk management and internal controls framework
in mitigating the key nisks of British Land. Ernst & Young LLP
[EY] continue to provide Internal Audit services to British Land
and attended all Commuttee meetings to present their audit
findings and the status of management actions.

During the year, the Committee reviewed and approved the
annual Internal Audit plan, including consideration of the plan’s
alignment to the principai risks of the Group and its joint
ventures, Internal audits completed during the year included
those in relation to supplier risk management, key operational
control testing, crisis management and Storey. Overall, no
significant controlissues 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 quality of the audit work
undertaken and the skills and competence of the audit teams
Key stakeholders across the Group, including Committee
members, Head of Secretariat, Head of Financial Reporting and
other senior employees, cornpleted a questionnaire to assess
the effectiveness of the internal auditor. The results of the
questionnaire were improved from a good hase, following

the completion of actions identified from the pricr year

The Committee concluded that EY continued to discharge

1ts duties as internal auditor effectively and should continue

in the role for the year commencing 1 April 2020

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness of the Group’s risk managernent and internal
control systems to the Committee. The Committee has oversight
of the actvities of the executive Risk Committee, recewing
minutes of all Risk Committee meetings and discussing any
significant matters raised

At the full and half year, the Cormmmittee reviewed the Group’s
prnncipal risks including consideration of how risk exposures
have changed during the pericd. Bath externat and internal risks
are reviewed and their effect on the Company’s strategic ams
considered At full year, the Committee reviewed the Group’s
emerging risks, following a bottom up assessment throughout
business units and deep dive by the Risk Committee. The Audit
Committee made a recommendation to the Board regarding the
identification and assessment of principal and emerging risks
The Board accepted the Cormmittee’s recommendation.
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The Commuttee considered the Group s risk appetite and
recommended an update to the measurement of our people
risk in order that the Group risk appetite remains set atan
appropriate level to achieve the Group’s strategic goals without
taking undue risk. The Board accepted the Committee’s
recommendation for the Group's risk appetite.

The Committee alsa reviewed the status of key risk indicatars
througheut the year against risk appetite, focusing on any which
were outside optimal ranges The Committee gave particular
attention to the nisks relating to Covid-19, eccupier credit nsk
exposure, the UK's political and economic outlook following the
UK's departure from the Eurepean Union and the UK’'s internal
political turmoit and development contractor exposure.

Half yearly, in conjunction with the internal auditor, management
reports to the Committee on the effectiveness of internal controls,
fughlighting control 1ssues identified through the exceptions
reporting process Risk areas identified are considered for
incorporation in the tnternal Audit plan and the findings of
internal audits are taken into account when identifying and
evaluating risks within the business. Key observations and
management actions are reported to, and debated by, the
Commuttee. For the year ended 3t March 2020, the Committee
has notidentified, nor been advised of, a falling or weakness
which it has deemed to be significant.

At the request of the Remuneration Committee, the Committee
considers annually the level of risk taken by management

and whether this affects the perfermance of the Company

The Remuneration Cormmmittee takes this confirmation into
account when determining incentive awards granted to the
Executive threctors and senior management. Taking into
account reports recewed on mternal key controls and nisk
management, and the results of the internal audit reviews, the
Committee concluded that for the year ended 31 March 2020
there was no evidence of excessive nisk taking by management
which ought to be taken inte account by the Remuneration
Committee when determining incentive awards.

The Group's whistleblowing arrangements enable all staff,
mctuding temporary and agency staff, suppliers and occupiers
to report any suspected wrongdoing 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, 3 new third party supplier was
appointed that presents greater value and a more user-friendly
platform. The Committee received a summary of all whistleblowing
reports received during the year and concluded that the
response to each report by management was appropriate

The whistleblowing reports were also relayed to the Board by
the Commuttee Chair




The Committee also reviewed the Group’s tax strategy which
sets out the Group's approach ta risk managernent and
governance n relation to UK taxation, its attitude towards tax
planning, the level of nsk the Group is prepared to accept in
relation to tax and its relabionship with HM Revenue & Cusioms,
The resulting document [ Qur Approach to Tax') was approved
by the Board and is available on the Company’s website at
www.britishland.com/gavernance.

Additional information on the Company’s internal controls
systems |5 set out In the ‘Managing risk in delivering our
strategy section on pages 78 to 81,

Investment and development property vatuations

The external valuation of British Land’s property portfolio 15 a
key determinant of the Group’s balance sheet, its performance
and the remuneration of the Executive Directors and senior
management. The Committee 1s committed to the rigorous
monitoring and review of the effectiveness of its valuers as well
as the valuation processitself The Group's valuers are now
CBRE, Kmight Frank, Jones Lang La%alle [JLL) and Cushrman
& Wakefield

The Cornmittee reviews the effectiveness of the external valuers
bi-annually, focusing on a quantitative analysis of capital values,
yield benchmarking, avallability of comparable market evidence
and major outliers to subsector movements, with an annual

qualitative review of the level of service receved from each valuer.

The valuers attend Committee meetings at which the full and
half year valuations are discussed, presenting their reports
which include details of the valuation pracess, market conditions
and any significant judgements made. The exterpal auditor
reviews the valuations and valuation process, having had full
access to the valuers to determine that due process had been
followed and appropnate information used, before separately
reporting its findings te the Committee. The valuation process is
also subject to regular review by Internal Audit

Brtish Land has fixed fee arrangements in place with the
valuers n relation to the valuation of wholly-owned assets,

in line with the recommendations of the Carsberg Committee
Report. Copies of the valuation certificates of CBRE, Knight
Frank, JLL and Cushman & Wakefield can be found on our
website at www britishland.com/reports

Focus for the coming year

During the year ending 31 March 2021 the Committee will
continue to focus on the processes by which the Board
identifies, assesses, monitors, manages and mitigates risk,
particularty in light of the challenging conditions within the
retail sector and Cowvid-19. The Commuttee will also continue

to monitor key nisk areas for the business, particularly those
scheduled for review by Internal Audit including, but not Lmited
ta, key financial and operationat controls, Canada Water,

cyber security strategy and the procure to pay system operation.
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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.

| 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 to assist
the Board in overseeing its engagement with employees and
other stakehclders 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:

- s afirst-class employer;

- Builds and manages first-class buildings: and

- Delivers this in a sustainable way for both our communities
and the environment.

The information below sets out in detail the activity undertaken
by the Cemmittee during the year ended 31 March 2020. | hope
that you find it useful in understanding our work,

Key areas of focus during the year

in its first year the Cornmitiee has sought to understand further
the Company’s engagement with employees and how it constructs
its buildings to ensure they are high quality, safe and built in an
erwironmentally friendly way.
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Employee engagement and culture

We have been encouraged by the number and quality of
mechanisms in place for employse engagement and the results
of the engagement survey undertaken this year. The Commitiee
reviewed the output of the employee engagement survey, which
showed an overall engagement score of 75%, which is 6% ahead
of the national benchimark. This is a good resutt and was based
on a high response rate of 89%. Particularly encouraging for the
Committee were the scores of 91% saying they were proud to
work at British Land and 90% supporting the staterment that
British Land’s commitment to social responsibility (e.g.
community support, sustainability, etc} is genuine.

Over half of the mechanisms suggested by the FRC Guidance
on Board Effectiveness were already in use 1o engage with
employees. As Directors we have a number of ways in which
we interact with employees and following our last externatly
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 te get 1o know
senior management better but in the last year we have had
the opportunity to meet cther employees without senior
management present. Laura Wade-Gery has been the subject
af an "in conversation” session with employees which explored
a wide range of subjects.

The Company has a strong set of networks and committees
with different focus areas. These are not standalene 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 from
the LGBTU+ 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 partin 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 comuttees can be found in our Expert
People section from page 28.

Construction and health and safety

The Committee took time to understand management’s
approach to health and safety and was impressed with

the rigour and detail of the systems in place to ensure our
buildings and practices are safe, with Accident Frequency
Rates substantially below the national average. We also
covered how we procure and design our buildings, including
having a design framework which ensures that we and our
suppliers adhere 1o high envirenmentat and ethical standards.




Engaging with our occupiers, both current and future, has
demonstrated that strong environmental credentials are an
increasingly key requirement for them and this is drwving our
focus on more sustamnable buldings which 1n turn supports our
leasing aim, to let space more guickly and achieve higher rents.
This is a great example of how engagement with our
stakeholders 1s driving change in how we run our business.

Sustainability

We have hetped the Sustainability Committee tc review
performance against the Sustamability 2020 targets that were
set six years ago. With our current sustainahility programme
ending in March 2020, 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 connecticns in our communities,
underpinned by a commitrent to upper quintile performance on
wider environmental matters and key principles of responsible
business, such as prompt payment to suppliers. We continue to
make good progress on reducing our environmental impact,
taking an innovative approach to projects such as 1 Triton Sguare
where we have saved 57.000 tonnes of embodied carbon in the
design and construction phase. Further details of how 1 Triton
Square has detivered environmental imprevements and the
benefits of collaboration with our stakeholders can be found

on pages 8 and 9. Further information on cur 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 some areas in maore detail.

We plan to review diversity in the workforce, including drivers
affecting diversity and what policies are in place or needed

to ensure we have a diverse workforce and pipeline for
future success.

We will review British Land’s engagement with its communities,
how the Company contributes to the wider society and the
impact this has on the Company's perfermance. We will alsc be
considering the charitable activities of the Company.

We will look at how we embed sustainability within all that we
do. Part of this wilt 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 sustamnable in an incremental way. This will
clearly be an integral part of the progress of our Developments
team. One of our measures of success will be not to have a
sustainability team in 10 years!

Committee composition and governance

The Committee is composed solely of independent Non-
Executive Directors. Attendance at Committee meetings during
the year is set out in the following table:

Late of Lommiltes
ppumtment

1 Apr 2019 3/3
1 Apr 2019 3/3

Giractor Przation Attendance

Chairman
Member

Alastair Hughes
Lynn Gtadden

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 Cornmittee

had operated effectively. The Committee reviewed and updated
its terms of reference, which are avatlable on our website
www . britishland.com/committees.

X.

Alastair Hughes
Chairrman of the CSR Committee

British Land Annual Report and Accounts 2020 115




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, Workforce engagement initiatives:
chaired by Alastair Hughes, has formal responsibility
for overseeing the operaticn and effectiveness of

aur workforce engagerment mechanisms for the
purposes of provision 5 of the UK Corporate

Communication
Internak communication
A member of our Executive Commiitee holds a

Governance Code. _Company-w‘ide meeting each month to report on
important Company developments, introduce

The CSR Committee report on the previous pages init:atives to colteagues and freld questions.

details the activities of the Committee in its first year These sessions are often apportunities for senior

of operation, which have targely been focused on management to discuss market conditions and key

exploring and understanding the mechanisms we operational inttiatives with our workforce and take

already have in place. guestions from them.
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Our internal communications team send
out a Company-wide weekly email with
updates and details of key events and a
member of our Executive Committee hosts
a sacial hour each month where our peopie
network in a less formal envirenment.

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 other
members of our senior management
teamn 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 people
and facilitate a two-way dialogue
between the leadership team and the
rest of the workforce.

Financial awareness

At the half and full year, our Chief
Executive Officer and Chief Financial
Officer present the financial results to
the Group and answer questions.

Ownership

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 performance and
atigns their interests with shareholders.

Engagement with Directors

Engagement survey

The Board reviews the resuits of the
annual employee engagement survey

as well as interim “pulse’ surveys.

The Board discusses the results and
challenges management on areas of
impravermnent. The response from the
2019 engagement survey returned results
significantly above the national benchmark
on guestions 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 important to our people and
driven internat policy changes such as
our adoption of enhanced shared
parental leave.

The CSR Committee receives
presentations by the Chairs of our
netwarks to engage with key issues
at Board level.

Covid-19

Consideration of the
Company's workforce

was at the centre of decision
making both by executive
management and the
Board during the immediate
outbreak of the virus.

The safety of our people and
their families, together with
the interests of our other
stakeholders, shaped the
decisions that we tock as a
business. This was only
possible due to the strong
mechanisms of employee
engagement that were
already in place

BL networks

We were able to leverage
our employee networks o
provide support with useful
information and tips to

our workforce.

Leadership

Executive Comrnittee members
ensured there were clear
lines of cemmunication

with their teams which

was aided by the BLLT and
cross-Company collaboration.
The Executive Committee and a
BLLT working group both met
every day during the outbreak
of the crisis to manage the
effects on the Group and

our response In real time.
Chris Grigg atso gave regular
Comnpany-wide updates
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DIRECTORS' REMUNERATION REPORT

Aligning incentive

with strategy

Owr Remuneration Poliey aligns management incentives with our strategy,

Dear Shareholders

I am delighted to introduce the Directors’ Rernuneration Report
for the year. This1s my first report to you as Chair of the Committee
having taken over from Willam Jackson at the AGM an Friday 19
July 2019,

On behalf of the Board and the Committee, P would ke to
thank Witliam for his excellent and therough chairing of this
Commuttee far three years. We have all benefitted from his
wisdom and his challenge througheut this time, culminating
in his piloting threugh of our new Remuneration Policy
approved at the 2019 AGM,

Following Willlam stepping down, the Committee had three
members during 2019/20 - Lynn Gladden, Preben Prebensen
and myself. We continue to be supported by Andrew Udale of
Korn Ferry who we appointed to advise the Cornrmuttee in 2017

As you will be only teo aware, an awful lot has happened in the
last few menths as a result of Covid-19. As a Committee and a
Board we have discussed at length what decisions we should be
taking on remuneration matters In the remainder of this
staternent, | seek to explain what actions we have taken, what
actians we have deferred taking for the mornent and in each
case why In making these decisions we have been in close
dialogue with the executive members of the Board and our
fellow non-executives. We have considered carefully the
interests of the wider stakeholders of the Company and their
longer term interests in particular.

118 British Land Annual Report and Accounts 2020

Board changes

Charles Maudsley and Tim Robkerts stood down from the Board
on 31 March 2019, Both were considered good leavers, and their
share plan awards have been pro-rated and treated in Line with
the good leaver provisions in the respective plan rutes. Charles
tack a consultancy role with Bridgepoint Advisers and as a
result mitigated some of his monthly salary during his notice
period; Tim became CEO of Henry Boot plc with a similar
mitigation impact Details are provided on page 129.

Your support for our new Remuneration Policy

Thank you for your 98.3% support of our new Remuneration
Falicy adopted at the 2019 AGM. Qur remuneration philosophy 1s
simple - we want to ensure that our management is aligned to
shareholders” and other key stakeholders’ interests, and that
our policy supports our 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 it and to ensure that it was in line with the Company's
current strategic objectives and with evolving best practice
After consultation and discussion, 1t was good to receive the
support of so many of our shareholders and their representative
bodies in July 2019. The new policy 1s summarised on pages 120
to 121 of this Annual Repaort,

Remuneration in respect of the year ended 31 March 2020

We believe that the manner in which the Committee sets and
operates this Remuneration FPolicy is clear to executives and Is
aligned to our corporate culture. We operated it with regard to
risks inherent in the business and market place, providing the
opportunity for executives to earn rewards In a manner which 1s
proportionate to the value delivered against clear targets.

The Committee reflected at length on the impact of the current
circumstances on the Company s stakeholders. In particular, it
took account of the Board's decision temporarily to suspend the
dividend and that [other than for promotions] our employees will
not be recewving salary reviews this year. We have not furloughed
any of our own employees but are well aware of the impact of
Cowid-19 on our communities, suppliers and customers.
Shareholders have recewved two quarterly dividends with the
remaining dividends currently being retained in the business,
adding to our cash balances and therefore our net asset value
per share.

The result of these deliberations was that despite Cowvid-19
affecting only six weeks of the performance year in question,
the estimated level of bonus for the whole business against
criteria we had previously set for the year ended 31 March 2020
was reduced by 41%. Specifically this has reduced the estimated




bonuses for executive directors to ¢.40% of their salary levels as
opposed to ¢.70% and represents approximately a guarter of the
maximurm avallable opportunity However, we have decided that
while these are estimates of what would have been paid after
scaling back, the decision on whether some, all ar none of the
scaled back amounts should actually be paid to Executive
Directors ts 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 over 100 further managers The decision on these bonuses
will be reached later in 2020 when more infermation on the
impact on our stakeholders in relation te the year ended

31 March 202015 available. The Commuttee and management
believe that this deferral of any decisicn on how much of the
estimated bonus to award 1s the right and fair approach m

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
Directars so they remain unchanged. The Non-Executive
Directors’ and the Chairman’s fee levels alse remain
unchanged In addition, the Executive Directors volunteered to
walve an amount egual to 20% of their salaries for the first three
months of the year. The Chairman and the Non-Executive
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 quantitative measures, and the
remaining 30% based on strategic measures. We have made
some changes for this year to reflect the current environment
and will be assessing the level of bonus derived from the targets
set in the context of the wider stakeholder experience during the
year. Further information is set out on page 122,

Leng term incentives

The Committee intends to grant long term incentive awards
during the caming year to the two Executive Directors and other
senior executives. The performance measures and targets 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 out and explain the grant levels in
next year's Report, which will not exceed the levels awarded
last year.

Executive pensions

We are committed to ensuring that pension contributions across
our workforce are equitable. Simon Carter joined the Company
in May 2018 with the same pension benefit as the wider
workforce at 15% of hus salary. As noted last year, Chrnis Grigg
has agreed to reduce his pension allowance by 5% of salary
annually [now 25% for financial year 2021) to bring it in Line with
the employee contribution rate by 2022, We would Like to thank
Chns for his sensitiity to wider sharehelder concerns about
executive pension contributions

Below Board-tevel incentives

Following the approval of our new Remuneration Policy in July
2019, we have revisited the Annual Incentive arrangements for
our Executive Committee. This s in Line with the reqguirements
of the 2018 UK Corporate Governance Code Previously, this
tearn’'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 i the way 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 April 2020 snapshots shows
a further reduction in the median pay gap of 7% to 27.9% from
34.9% for Bntish Land. Broadgate 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 1s committed to listening carefully to shareholder
feedback and to applying best practice to 1its remuneration
policies and approach We hope that you will continue to support
our agproach to remuneration and will vote in favour of this
report at the 2020 AGM.

Yours sincerely

b 27 bt ”_,9

Laura Wade-Gery
Chair of the Remuneration Committee
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How we aligh rewards
to delivering our strategy

As set out on pages 22 to 23, we have a clear strategy to build an

increasingly mixed use business.

It wili comprise three core elements: our Londen campuses, a smaller Retail pertfolio and a residential business.

To deliver on this strategy, we focus on four objectives:

f% Customer Orientation:
2% Responding to changing lifestyles

Right Places:
: Creating great environments

Delivering against these objectives creates the inputs
to future value creation for all of cur stakeholders.
We rup a very long term business and actions taken in
any one year can take many years to show up as
enhancing value.

Our remuneration philosophy is to incentivise and
reward ernployees 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 finanal results of
the business in a single year but should flow through
to the lenger term performance of the business.

In determining what the best measures of
performance are for incentivising our employees, the
Comrnittee strikes a balance between the short term
and longer term goals that it sets. The short term
goals are a mixture of these inputs and annual
financial performance.

1 year performance

Annual
profitability Cost and revenue targets

Balance sheet
resilience

Property valuation
[ ELT T

Net Asset
Vatue changes

Dividends and share
price mavements

Strategic targets for these 4 inputs

[ Capitat
Efficiency
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Refinancing date and liquidity targets

Total Property Return sutperformance target

Expert People:
Changing the way we work

O Capital Efficiency:
=¥ Thoughtful use of capital

This creates an alignment with shareholtders ensuring
that the level of annual bonus is nat out of line with the
performance of the business in the financiat year.

Over the longer term, we measure our performance
against selected market benchmarks. 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 [i} what we are focusing on doing

(our strategic objectives), (i) what we measure
and report an (dark blue} and lifi) what we reward
Executive Directors for delivering [light blue).

3 year performance

Total Property Return outperformance

Total Accounting Return outperformance

Totat Shareholder Return autperformance




Summary of the Remuneration Policy and how we apply it

The Remuneration Policy was approved by shareholders on 19 July 2019. The Policy wilt 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 wehsite www.britishland.com/committees.

Etement of Link to strategy Framework
remuneration
Fixed Basic salary Attracts and retains Expert People with Reviewed annually and increases typicatly 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 similar level
year on year.

Pension Defined contribution arrangements - cash allowances

contribution in lieu of pension are made to the CFD at 15% of salary.
The CEQ’s pension allowance has been reducing by 5%
of satary per annum {currently 25% for the year
commencing 1 April 2020 and will do so untilitis in
line with the majority of the workforce at 15% of salary.
The workforce rate will apply to all future Executive
Director appointments.

Variabte Annual Performance measures related to British ~ Maximum opportunity 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 on behalf of the Executive Director
are set by the Committee at the beginning  (Annual incentive Shares] which must be held for a
of the financiat year. further three years whether or not the Executive
Director remains an employee of British Land.

Lang term  Total Property Return [TPR} links reward Recent LTIP grants have been at the level of 250% of
incentive to gross property performance. salary in the form of performance shares, within the

1 Oy
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 potentiat opportunity for the year ended 31 March 2020 and 2019 actual
remuneration for each Executive Director, Full disclosure of the single total figure of remuneration for each of the Directors is set out
in the table on page 124.

Chris Grigg Simon Carter
Thied Fre ative £000 Chisf Bt Dificer £000

2020 actual £1,534 2020 actual £819
2020 potential? £4,507 2020 potential? £1,358
2019 actual

£1,653 2019 actual* £735

t | 1 I
500 1.000 1.500 2,000

1
a

! ' : 1 ! 1 '
i} 1,900 2,000 3,000 4,009 5,000

M Salary B Benefits 8 Pension W Annualincentive %% Long term incentives

1 2020 potential assumes that both annual and long-term incentives pay out in full.

2. 2020 potential assumes that Annual Incentives pay out in full. There are no LTIF values for Simon Carter as the first grant following appointment was made in June 2018
which will be inctuded in the 2021 pay figure.

3 2019 actual 1s based on pay since appointrnent in May 2018 and exciudes 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 vear.

Executive Directors’ remuneration

Basic salaries

Basic salaries 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 Siman have
elected to forgo an amount equal to 20% of their salaries for an
imtial period of three months effective 1 Aprit 2020

Chris Grigg 874
Simon Carter 500

Pension and benefits

Chris Grigg has volunteered to reduce the pension contribution
he recewes from the Company over the corming years. As such,
for the year commencing 1 April 2020 his contribution has been
reduced to 25% of salary and this will continue to be reduced by
5% of =alary per annum until it s at 15% of salary [in line with
the current workforce level), Simon Carter will continue to
receive a 15% of salary pension contribution. Benefits will
continue to be provided Iin line with the policy and include a car
allowance and private medical insurance

Measure

Net Asset
Value changes

Annual
profitability
Quantitative measures

T0% reward weighting Refinancing
efinanci

Balance sheet

resilience measures:
Liguidity

Strategic measures

30% reward weighting year's report

@ Capital
Efficiency
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Annual Incentive awards

The maximum 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 Company’s key
strategic objectives The performance measures and weightings
for the year commencing 1 Aprit 2020 are set cut in the table
below. The Committee has made several changes this year to
the operation of the Annual Incentive plan. These reflect the
changed circumstances we find ourselves in for the year ahead.

First, as we finalise this report, development activity has been
delayed. Second, there 15 an increased focus within the market
place on balance sheet resitience for property companies
Finally, there s less certainty in relation to the precision of
independent property valuations. Reflecting these changed
circumstances this year, the Commuittee 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%;

Twa 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 incentiises outperformance of
the annual budget will be a combination of cost and revenue
with a wider range than in previous years reflecting the
greater uncerlamly currently prevailing

Proportion of Annual
Incentive as a percentage
of maximum opporiunity

Total Property Return outperformance target
173, payout for matching the M3CI benchmark index rising to
100% payout for outperforming by 1.25%

Financial budget targets for cost and revenue
8% payout for meeting athreshold tevel rising to 1065, payout
for at least matching a stretch level

0% payout for meeting a threshold tevel rising to 1006% payout
for at least matching a stretch level

9% payout for meeting a threshold tevel rising to 160% payout
for at least matching a stretch fevel

These targats witl be fully disclosed and explained in next




The detalled targets that the Commuttee sets are considered to be commercially sensitive and as such the specific targets for the
quantitative measures for the coming year will be disclosed in the 2021 Remuneration Report. In assessing how the Executive Directors
performed during ihe year commencing 1 April 2020, the Commuittee will take into account their performance against all of the
measures and make an assessment in the round to ensure that performance warrants the level of award determined by the table above.
This year in particular, the Comrmittee will assess performance 1n the context of the wider stakeholder experience and overall corporate
outcome. Discretion may be exercised by the Comrmittee and, if this 1s the case, a full explanation will be set out In next year's report

As disclosed previausly, the Comrittee agreed that for Annual Incentive awards, the sector weighted IPD March Annuat Universe
benchmark {which includes sales, acquisitions and developments and so takes into account active asset management as well as a mare
representative peer group} would be most suitabie

In Line with current practice, two-thirds of any amount earned will be paid in cash with the remaining one-third [net of tax) used to
nurchase shares which must be held for a further three years.

Long term incentive awards (audited]

An LTIP award will be granted to Executive Directors during the year commencing 1 April 2020 The size and timing of the award will be
determined by the Committee 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 Property Return [TPR] The TPR measure i1s designed  TPR performance will be assessed-ajé_\hé{" T
to link reward to strong the performance of an IPD sector

The change in capital value, less any capital
expenditure incurred, pms net income.
TPR 1s expressed as a percentage of
capital employed over the LTIP performance
penied and 1s calculated by IPD
Total Accounting Return [TAR) The TAR measure is designed to - TAR will be measured relative to a market 2C%
The growth in British Land's EPRA Net ?:k re;fvard toFe[rfoan?snff zt ;e;g\tallsat\ton weighted mtie? of tthFFJASE
Tangible Asset Value [NAY] per share e net property level that takes property companies that use
' account of gearing and our accounting.

plus dividends per share paid over the distrbutions to shareholders
LTIP performance period ‘
Total Shareholder Return (TSR] The TSR measure is designed  Half of the TSR measure will be measured 40%
to directly correlate reward relative to the performance of the FTSE
with the return delivered to 100 and the other half will be measured
shareholders. relative to a market capitalisation

weighted index of the FTSE 350 property

_companies that use EPRA accounting.

performance at the gross welghted benchmark.
property level.

The growthin value of a Brtish Land
shareholding over the LTIP performance
penod, assuming dividends are reinvested
to purchase additional shares.

Performance against the LTIP measures will be assessed over a period of three years. If performance against 8 measure i1s equal ta

the index, 20% of the proportion attached to that measure will vest and if performance 1s below index the proportien attached to that
measure will lapse. 100% of the proportion of each element of award attached to each measure will vest if Bntish 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 1s now being measured using EPRA Net Tangible Asset Value per share.

The Committee retains the discretion to override the formulaic outcomes of iIncentive schemes. The purpose of this discretion is to
ensure that the incentive scheme cutcames are consistent with overall 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 indwviduals
with the appropriate degree of expertise and experience. The fee structure set out below 1s 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 therr
fees for an initial period of three months effective 1 Apnl 2020,

Chairman’s annual fee B £375,000
Non-Executive Director's annual fee ) I _ o S - E64,000
Senior Independent Director’'s annual fee o ] - £10,000
Audit or Remuneration Committee Chairman’s annual fee o £20,000
Audit or Remuneration Committee member’s annual fee i S £8,000
CSR Commuttee Chairman’s annual fee L £14,000
Nomtnation or CSR Committee member's annual fee - £5,000
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DIRECTORS REMUNERATION REPORT CONTINUED

How we applied our Remuneration Policy
during the year ended 31 March 2020

The following pages set out how we tmplemented 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 detzil all elements of remuneration recevable by British Land’s Executive Directors in respect of the year ended
31 March 2020 and show comparative figures for the year ended 31 March 2019

Taral s Benefids Toru
patrid nzn
Exncitvn Dirartars £000 €00
Chris Grigg 20 1,534
Simon Carter 20 Ak
1 Estimated cutcomes 2020 Annual incentive sutcomes are subject to the publication of final IPD results and an assessment by the Commitiee later in the year
2 Forecast autcames 2020 Lang Terrn Incentive outcames are subject Lo confirmation of final vesting levels in June 2020
Chnis Grigg B 857 21 15 300 460 0 1,653
Sirmon Carter [from May 201§] 421 18 599 53 238 D 1,329

1 Confirmed outcomes. Actual Annual Incentive and Long Term Incentive outcarnes are confirmea after publication of the Annual Repart each year Forscast estimated
figures were published in the 2019 Report, the actual outcomes are reflected in the table above

Notes to the single total figure of remuneration table faudited]

Fixed pay

Taxable benefits: Taxahle benefits include car allowance [Chris Grigg £16,800 and Simon Carter £16,700) and private redical
insurance.

Other items in the nature of remuneration: include Life assurance, permanent health insurance, annual medical check-ups,
professional subscriptions, the value of shares awarded under the all-employee Share Incentive Plan and any notional gain on
exercise for Sharesave options that matured during the year, if any. As disctosed in 2018, to replace deferred payments forfeited on
Joining British Land, Stman Carter was conditionally awarded £675,000 of shares [86,196 shares} which had to be held for at least a
year from 22 June 2018, with a value of £592 484

Pensions: Chris Grigg does not participate in any British Land pension plan. Instead he receves cash allowances, in lieu of pension.
As stated in the 2019 Report it was agreed with Chiis that his annual pensien alloewance would reduce by 5% per annum untilit 15 18
alignment with the wider workforce. Simon Carteris a member of the Defined Contribution Scheme and utilises his Annual Pension
Allowance; the remaining amounti of his pension is paid to hirm in cash, for him ta make his own arrangements for retirement. Simon
Carter 1s also a deferred member of the British Land Defined Benefit Pension Scheme in respect of his employment with British Land
earlier in his career. The table below detaits the defined benefit pensions accrued at 31 March 2020

Befned b
ponrsy :

Exoriitrve Diroclar

Simon Carter

There are no additional benefits that will become receivable by a Director in the event that a Director retires early

Annual Incentives FY20 (audited}

The tevel of Annual Incentive award s determined by the Commuttee 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 Committee’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 inancial performance and in the very long term business we operate are a reflection of many of
the decisions taken jn pricr years. The delivery of strategic objectives positians the future performance of the business so payouts
under this part of the Annual Incentive Plan will not necessarily correlate with payouts under the guantitative measures in any year
The level of bonus calculated by applying the critena below generated an outcome of ¢ 70% of salary for the two Executive Directors.
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Hawing reflected at length on the impact of Cowid-1% on the Company’s stakeholders [including cur employees, shareholders and
customers) the Committee with the full support of the executive directors, scaled back the level of estimated bonus to 41 4% and
42.2% of salary for Chnis and Simon respectively, just over a gquarter of the maximum opportunity. The decision on these bonuses
will be taken later in 2020 when more information on the impact on our stakeholders 1s available and when performance aganst the
Total Property Return benchrmark for the year ending 31 March 2020 1s known

A5 A
,W:' o o o _ _ oot malary  Poetunings toa e YEATHLIANGA Targe
<0bps Obps +125bps Target range of matching sector
Tatz: weighted index to outperforming
Property . 5 o itby 125bps. Forecast TPR of
Returns 0% _g 0% 0% -7.4%, underperforming against
vs IFD bps the estimated threshaotd of
weghted IPD index by -460bps.
Budget on Budget Target range of 1% below the
1% Budget +4Y% budget target to outperforming
. it by 4%,
Profit 30% 2627% 39.41%
£304m .
Losn L338m
! 13 ; T
Budget on Budget Target range of 1% below
-1% Budget +4% budgeted development profit to
Development o . 5 % outperforming it by 4%.
Profit 0% 45.6m 0% 0%
£88 L, E¥Eym L7 By
i } |
70% 2627%  39.41%

Nate The above chartis a forecast of the 2020 TPR outcomes which will depend on performance against IPD figures that will only become avallable after the publication of
this Repart and as such, represent an estimate of the final figures

CHRIS GRIGG

Statagi ehes tive

Mcasurz

Delver Planned Development
projects

Grow our urban mixed use
bus ness

~ Deliver Capital Plan

Deiver Campus Promise
Framawork

Evolve our offer leveraging
technology

worghtog

7.5%

7.5%

‘ Development

Perfarmrance achevod

Achieved unanimous resclutron te grant

planring permission for Canada Water

Further dlversmc_at-\on of tenant base at
Broadgate. Space committed to Storey

Completed neighbourhood/campus

promise framewark

Commenced execution of digital
platform strategy [SMART, Vicinitee,
Storey Portal}

New managernant structure
established and operating
efficiently

Reduce Gender Pay g-a-i;_
[April 2020 snapshot data)
Progress made on o
Retail plan

e

7.5%

7 5%

Integrated ta form a single Property

business [including Broadgate Estates)

Froal aute onea
.00 su

3.75%
3.75%
375% ‘

1.88% i

i 20.64%  30.94%

3.75% ;

Gender Pay Gap median reduced by 7%
as at 5 April 2020; September Survey

engagement scare of 73%

1.88%

Retail sales impacted by Brexit and
retail decline. Completed £1%4m of

superstore sales £103m of other retail

 Purchased £86m Office/Storey
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DIRECTORS REMUNERATION REPORT CONTINUED

SIMON CARTER

Feoral aotrame  F ol outeume
Stgto gt dptLLIYe Mv,;:,».-a_.: . Tginng Fodornianes 1-:h-av9c! o o ‘ fn [N . (" afsatay!
Implement and execute 7 5% Investor Relations programme refreshed 375%
refreshed IR Progra_mme and successful Investor day held
Evolve our offer leveraging 5 'Proactis systemn live. Property N
technoiogy 7.5% - managernent prototype approved at Board | ””7 75 o
Agree new C5R Strategy . New CSR [including Sustainabitity)
P Strategy agreed. 10 year energy reduction 3.79%
e 7 5% ftarget acheeved [55% reduction] 21.57% 12,357
Reduce Gender Pay gap | Gender Pay Gap median reduced by 7%
[April 2020 snapshot datal as at b April 2020; September Survey
“engagement score of 75% o
Deliver Capital Plan _ Cormnpleted share buyback programme
Refinance Reguirements 75% Financing inttiatives executed to maintam
__ Maintained ~»Zyrsrefinancing date '
Fotab bonns siuuiar an
Chris Grigg )
2imen Carter, S

Simen Carter L LL227%

I As describad on page 125 the Committee scaled back the leval of estimated bonuses by 41/ and has deferred a final decision on whether to pay some, ali or part of this
scaled back bonus The decision on these boruses will be reached during 2020

One third of the annual bonus lafter tax has been pad] has to be applied to purchase shares which are then held for three years by

the Executive Director

2019 comparative: In May 2019, the Committee confirmed that the underparformance of TPR compared to the IPD benchmark was
-220bps rather than the estimate of -190bps made for the purposes of the single total figure of remuneration table in the 2019 Annual
Report. This did not alter the amount of bonus earned.

Long term incentives [audited)

The information in the tong term incentives column in the single total figure of remuneration table [see page 124] relates to vesting of
awards granted under the following schemes, including, where applicabte, dvidend equivalent payments on those awards. The below
note outlines forecasts of the 2020 long term ncentive outcomes, The actual outcomes will only beceme available after the
publication of this Report.

Long-Term incentive Plan

The awards granted to Executive Directors on 28 June 2017, and which will vest on 26 June 2020, were subiect to three performance
conditions over the three-year period to 31 March 2020. The first condition (40% of the award] measured British Land's Total Property
Returns (TPR] relative to the funds in the Decermber IPD UK Annual Property Index (the Index); the second [40% of the award)
measured Total Accounting Return [TAR) relatwe to a comparator group of British Land and 15 other praperty companies, while the
third [20% of the award] measured Total Sharehalder Return (TSR], half of which was measured against the FTSE 100 and the other
half measured against the comparator group of British Land and 15 other property companies.

The TPR element s expected to lapse, based on Briush Land’s adjusted TPR of 0.2% per annum when compared to the funds in

the Index af 4 0%. The TAR element I1s also expected to lapse based on British Land's TAR of -2.1% per annum compared to 4 6% per
annum for the property company median. The actual vesting of the TPR and TAR elements can only be calculated once results have
been published by IPD and ali the companies withun the comparator group respectively. The actual percentage vesting will be
confirmed by the Committee in due course and details provided in the 2021 Remuneration Report Korn Ferry has confirmed that the
TSR element of the award will lapse as Briish 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 comgarator groups respectively.

value sy aresult
price mesemant
0 grant and vesting

€30

Estinated value of Estimatad dwvidend
Iward anvesting  ciphvalant and intferest
£ona £300

Poerfofmance
Shai s 5¢ 0g4

Numiaer af getfar mance
shares a

340,264

Exucutive Director

Chris Grigg Shares nii il n/a

2019 comparative: As set out in the 2019 Annuat Report, the 2016 LTIP awards lapsed in full on 22 June 2019 as expected
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Matching Share Plan

The last award was made under the Matching Share Plan in 2016 and as such there was no award with a performance period ending
on 31 March 2020 to be disclosed in the 2020 single figure

2019 comparative: In June 2019, the Committee confirmed that the 2016 MSPF Matching awards lapsed in full, compared to the
forecast vesting at 50%. The leng term incentive figures in the 2019 comparatives of the single total figure of remuneration table have
therefore been updated accardingly

Share scheme interests awarded during the year (audited)

Lang-Term Incentive Plan

The total face value of each Executive Director’s LTIP award for the year ended 31 March 2020 was equivalent to 250% of basic salary
at grant

The share price used to determine the face value of performance shares, and thereby the number of performance shares awarded, 1s
the average over the three dealing days immediately prior to the day of award. The share price for determining the number of
performance shares awarded was 335.60p. The performance conditicns attached to these awards are set out In the Remuneration
Policy approved by shareholders in July 2019 and summarised on page 123

Performance shares

Foceatage saat ng o

=nvwr:=.j:51,n:fn e

hE Fanwalue threshald

Exonuteez Doectar . o Grant dute srares granied . £1uG H Waating dage 7 ’
Chris Grigg o 23/eTeny 407,923 S 218 31/03/22 23/07/22 20%
Simon 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’ shareholtdings, 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 Bntish Land
The Company tacibitates this by offering Non-Executive Directors the ahility to purchase shares quarterly using their post-tax fees.
During the year ended 31 March 2020, Willlam Jackson and Tirn Score have each recewved shares in full or part satisfaction of
their fees.

Outstanding st heme anterests as at 31 March 21020 _ Sh._a_i ashed

Taral shares

subpact ta fatt share
Dutstanmng 1rds and
SN PLAn Ax oot Myrch shatahaidings gs
Crrocter S 7 ;nwgr:!s o /l:?a ar 8T Mg 20070
Chris Grigg o 1,062,171 7,463 1,439,146 2,510,785 1343,54% 1,459,709 13,970,494
Smon Carter o 411116 5769 0 416,885 133,975 142,085 558,970
Tim Score [Chair] o 43,899 54,319 54319
Lynn Gladden 18,339 18,339 18,339
Alastair Hughes - ] - 7,274 7,371 7,371
Williarm Jacksan 7 7 135,115 143,728 N 771”63,728
Nrcholas Macphersan 5,600 5,605 5,600
Preben Prebensen _ _____ 20,000 20,000 20,600
Laura Wade-Gery 9585 2,585 9.585
Rebecca Worthington ) ' 3.000 3,000 3,000
Forrmer Sirectors wha served during the yoar o o
John Gildersleave’ 5,220 5,220 5,229

1 Holding 15 a3 at the date of depariure of 19 July 2019

In addition, on & Aprit 2020, the following Non-Exacutive Directors were allotted shares at a price of 322.52 pence per share in full or
part satisfactian of their fees-

Nan-Executiun Birector R ST . L Bhares ailatag
William Jackson 7 o L o - 3,247
Tim Scare 7.751

Other than as set out above, there have been no further changes since 31 March 2020,
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DIRECTORS REMUNERATION REFORT CONTINUED

Shareholding guidetines

The shareholding guidelines (as a percentage of salary) for Executive Directors are 200% for the Chief Financial Officer and 225% for
the Chief Executive. In addition, Executive Directors will normally be required to retain shares equal to the level of this guideline [or if
they have not reached the guideline, the shares that count at that time] for the two years following their departure. There 15 no set
timescale for Executive Qirectors 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 tawards the holding guideline are unfettered and
heneficially owned by the Executive Directars and their connected persons, locked-in SIP shares and all vested awards count towards
the requirement on a net of tax basis. All other awards that are still the subject of a performance assessment and any share options
do not count

The guideline shareholdings for the year ending 31 March 2020 are shown below
Hei ging counting taward o of Salary beld (Based
an 31 Marcn 2020

Bhare

Exaruitive Dirnctor

584,877

297,442 142,085

Chnis Grigg
Simon Carter

1 Caleulated on a share prece 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 Chnis
Grigg and Simon Carter would be 20% 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:

Exmontva Dirantar St i:”n::si Pur-fass prien Fartoansihig shires Matching siares Divdend shasos
Chris Grgg t4/04420 397.86p 28 74 nil

14405720 324.00p 48 ) nil
Swron Carter 14/04/20 397 84p 37 74 ' nil
14/05/20 324 00p e A ull

Other than as set out above, there have been no further changes since 31 March 2020.

Unvested share awards {subject to performance}

Nuinber

oktstanding at
Ef‘,‘i'”",m}’?"ﬁr‘%‘ft“" S Cate of grast 31 Marh Mird or i Vouthig date
Chris Grigyg LTIP performance shares 28/06/17 340,264 31/03/20 28/06/20
LTIP perfarmance shares 26/06/18 313,984 3163/ 26/06/21
o LTPperformance shares 23/07/19  407.923 31/03/22 23/07/22
Siman Carter LTIP performance shares 26/06/18 177,733 31/03/21 26/06/21
LTIP parformance shares 23/07/12 733,383 31/03/22 23/07/22

1 The LTIP awards granted i June 2017 ars also included within the 2020 Lang termincentives’ column of the singte tolal higure of remuneration table on page 124
The degree to which performance measures have been or are expected to be achieved. and the resultant proportions of the awards expected to vesl, are detailed on
pages 26 to 128
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Unvested option awards (not available to be exercised)

Mube
Datatant ng oAt wrtooeia 2
Tt _7_5 qract M Hor 2_-3‘/“ Lk o penisd Zan T i
Sharesave options 18/06/19 4,137 435 G o nfa D1/09/22 - 28/02/73
Simon Carter Sharesave options 18/04/1% 4,137 435.0 rfa 01/09/22 28/02/23
Vested option awards (available to be exercised]
1 R o o D.s:g-_ﬁ:‘ grart i . - A tx"’ [ERTHY
Cors Grigg LTIP cpticns B 28/06/11 695 652 28/06/21
- LTPoptons SR 14/09/12 743,494 14/09/22
Options exercised during the year ended 31 March 2020
Mirme
Exaciitive Al Optecs pro Bate puram dare
Giracyas Gate ~fgrant axarssed porce ~xercigahin Tat= -etg—rp:m:-‘i 2
Cnris Grigg LTIP options 11/06/10 1,073,825 447 11/06/13 11/07/19 54373

Payments to past Directors and for loss of office (audited)

As disclosed in the 2019 Directors’ Remuneration Report, Charles Maudsley ceased to be a Cirector of the Company and left the
Company on 31 March 2019 and Tim Roberts ceased to be a Director of the Company on 31 March 2019 and remained an employee
until 37 July 2019. The treatment of their remuneration arrangements upon leaving the Company was tn line with policy and disclosed
m full on pages 104 and 105 of the 2019 Annual Report During the year ending 31 March 2020 Bntish Land has therefore made the
following payments 1n line with the treatment disclosed:

Hl Charles Maudsley
A payment in Lieu of notice for the period from when he left the Company to the end of his notice period, reduced by the value of

remuneration secured with Bridgepoint Advisers Limited during the notice period, totalling £381k.

- The bonus in respect of the year ending 31 March 2019 which totatled £251k of which one-third was used to purchase shares
which must be held for three years.
The MSP Award failed to vest so had nil value.

l2l Tim Roberts
Payments comprising salary and car allowance for the period up to 31 July 2012 when Tim ceased to be an employee, totalling

£157.115,

A payment in Leu of notice for the penod from when he left the Company to the end of his notice period, reduced by the value of
pald employment secured with Henry Boot plc during the notice peried, totalling £247k.

A payment of £13k in Lieu of untaken holiday

The bonus in respect of the year endmg 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
[l Executive Directors have rolling service contracts with the Company which have notice periods of 12 months on either side

Narmal eztice prrud
Dorertar . o FJ woaf wnivice -~ rm T Y o 9 o . m wven by D:rcv.'_.)f_
Chris Grigg ) 1‘?/12/08 12 months o 12 months
Simon Carter 18/01/18 12 months 12 months

In accordance with the Code, all continuing Oirectors stand for election or re-election by the Company’'s sharehelders on an annual
hasis. The Directors’ servica contracts are avaitable for inspection dunng normal business haurs at the Company's reqistered office
and at the Annual General Meeting. The Company may terminate an Executive Director’'s appointment with immed ate effect without
notice or payment in lieu of notice under certain circurnstances, prescribed within the Executive Director’s service contract.
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DIRECTORS REMUNERATION REPORT CONTINUED

Executive Directors’ external appointments
Executive Directors may take up one non-executive directorship at another FTSE company, subject to British Land Board approval.

Chris Grigg was appointed a non-executive director of BAE Systems ple on 1 July 2013. Duning the year to 31 March 2020, Chiis receved
a fee of £87.252 including €7,252 of overseas trave! allowances and benefits deemed to be taxable] from BAE Systems plc, which he
retained n full (2019, £92 640].

Relative importance of spend on pay

The graph below shows the amount spent on remuneration of all employees [including Executive Directors] relative to the amount
spent on distributions te shareholders for the years to 31 March 2020 and 31 March 2019 The remuneration of employees decreased
by 11% relative to the prior year. As a result of the 2019 share buyback programme, the total cost of distributions to shareholders
decreased by 16%. Distributions to shareholders include ordinary and, where offered, scrip dividends No scrip alternative was offered
during the year ended 31 March 2020.

Rernuneraticn ol emplayses Distrbubion
- Eébm including Directors; Lo sharehalders
£420m M Wages and salaries % FID cash dividends paid
to sharehclders

2019/20

I 3
. 1o 200 300 <00 500 00 W Anrual Incentives 8 PID Lo withholding
B Social security cosis
£74m Non-FID cash dividends paig
B Pencion costs lo shareholders

£502m Equ.ty-settled share-based

payrmants Share buybacks
y

I [l ' 1 1 1
Q 100 200 300 400 500 a0

Total shareholder return and Chief Executive’s remuneration

The graph betow shows British Land's total shareholder return for the 10 years from T April 2010 to 31 March 2020 against that of the
FTSE All-Share Real Estate Investment Trusts [REIT] Total Return Index for the same period. The graph shows how the total return
on a £100 investment in the Company made on 1 April 2010 would have changed over the 10-year period, compared with the total
return on a £100 investment in the FTSE All-Share REIT Total Return Index This index has been selected as a suitable comparator
because it 15 the index in which British Land’s shares are classified

The table below sets out the total remuneration ot Chris Grigg, Chief Executive, over the same period as the Total Shareholder Return
graph. The quantum of Annual Incentive awards granted each year and long term incentive vesting rates are given as a percentage of
the maximum cpportunity avalable.

Chend Exeutia o ) WINTE P00 01203 ZEIRTe PRILS Z1BAS 201617 281708 201307 290
M_Execut\ve‘s single total hgure of remunerat.on [EGU(_]]___ 2,329 5,353 4810 5398 45951 3,623 1938 2,279 1,653 1034
Annual Incentive awards aga'nst maximum opportunity (%) 83 75 75 0 9 &7 33 63 3 28
Long lerm Incentive awards vesting rate against maximum 7 7 S
opportunity (%] o n/a g9 63 78 23 54 19 16 0 0

1 Confirmed cutcome
2 Forecastoulcome

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 Aprit 2010. The Company chose the FTSE All-Share REIT's Sector as an appropriate comparator for this graph because
British Land has been a constituent of that index througheut the period.

Wa 1= |7,

I

- e T . .
- B . L o _ A —— -9
- - - *
,' N
3 - ~
- ™,
- “
-3 g ~
I T .
1L o T ) . L
a1 Ape 21 Mar - 31 Mar - 3T Mo T Mar. b 3T varon 37 Marin Al Mk 37 Warh 21 Mare b 31 arck

23 20 272 KAk ) a P e 07 AR M 2L

@ The British Land Company PLC @ FTSE All-Share REIT's Sector

130 British Land Annual Report and Accounts 2020




CEO payratio

The CEO pay ratios are set out below in line with the new regulations. In calculating thisinformation last year we used the gender pay
gap data calculated for each employee; to provide a more accurate calculation we moved to using employees as at 31 March 2020.
This analysis 1s 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 also includes employees on matermty who would be excluded under the Gender Pay methodology The table
below shows that the movermnent in the median ratio 1s broeadly flat since 2018/19. This 1s due to simitar reductions in the CEQ single
figure and the total pay for the median employee. The medran ratio 1s considered to be consistent with the pay and progression
policies within British Land as the remuneration policy for the CEQ I1s set based on the same principles as the policy for the wider
employee population As such salaries for all employees are set to reflect the scope and responsibilities of their role and take into
account pay levels in the external market. The majority of staff are also ebigible to receive a bonus, and whilst varigble pay represents
a larger proportion of the CEO's package, in all cases, there I1s a strong Unk between payouts and the performance of both the
company and the indmdual. The Committee Chair has provided an explanation of the relationship between reward and performance
on page 120.

TED LETARI 7 o 78 G POREIPH]
Method S ' B B C
CED single figure[cOOCF 2,279 1.653 1,534
Upper guartile _ B o 231 13:1 14:1
Median ] - o - 35 221 221
Lower quartiie 50:1 331 331

The salary and total pay for the Individuals 1dentified at the Lower quartile, Median and Upper quartile posttions 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 gquantum of pay
at these points in the distribution of employees’ pay.

207 LED pay ratin o o
Upper quartile o N £90,000  £106,240
Median £55,047 £68,949

Lower guartile £40.740 £46,830

Chief Executive’'s remuneration compared te remuneration of British Land employees

The table below shows the percentage changes in different etements of the Chief Executive’s remuneration relative to the previous
financial year and the average percentage changes in those elements of remuneration for employees,

Vilge af Chiaf Exacutiye Vaiue of Chief Exer utive Chaagem Chief Execut.en Averags change shromunos at an
Remuneratian alapiant remuneration 2023 £y o remunast alw_'_u:w_ZEW ER Uil :'(:rr\_:_Jf_ﬂr.iU_m\ o Sf Elr_:l:sh Land empicyray *
Salary o 8739 i o 8_@&1@! 2.0 6D
Taxable benefits e 202 215 ) 6.2 L
Annual Incentive 359.6 3617 -21.3 296

1 Changs atlrbutable 1o reduced prermiums for private medical insurance, whilst retaining an equivalent level of cover

The Cormnmitiee reviews, takes advice and seeks information from both its independent adwiser and the Human Resources department
on pay relatively within the wider market and the Cormpany throughout the year. The CEO pay ratic and gender pay ratio help to inform
the Committee inits assessment of whether the level and structure of pay within the Company 1s appropriate. The Committee
reviewed and updated the Remuneration Policy last year and sharsholders approved both the Policy and 1ts application at the AGM
with vates in favour of 98% and 95% respectively The Committee is satisfied with the current Policy and feels the opportunity and
alignment are appropriate at the current time.
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DIRECTORS REMUNERATION REPORT CONTINUED

Naon-Executive Directors’ remuneration {audited)

The table betow shows the fees paid to our Non-Executive Directors for the years ended 31 March 2020 and 2019:

i

2920 2124

Chairan and N -Exes steve Do actars g a0 £ )
Tim Score (Chairl N __ 292 95 . - 292 95
Lynn Gladden - 77 7 T 1 8 72
Alastair Hughes o 77;;777 91 73 ) - - 777 -9t 73
Wiliam Jackson _ 87 105 - - 87 105
Nicholas Macphersen - N 72 77 7 - _ 72 71
Preben Prebensen 77777;:777 76 71 = - i 777
Laura Wade-Gery . 86 71 0 T 86 72
Rebecca Worthington L 73 I o 1 86 74
Eormns D1 o105 WG 30 m during e yar o o ) B “_ o ’
John Gildersiseve o 118 385 37 185 449

1 Taxable benefits include the former Chairman’s chauffeur cost ang expenses incurred by other Non-Execulive Directors The Company prowides the tax gross up on

thase benefits and the figuras shown above are the grossed up values

Letters of appointment [audited)

All Non-Executive Directors have a letter of appointment with the Cornpany. The effective dates of appointment are shown below:

O rovtor
Tim Score (Chair)
Lynn Gladden

Alastair Hughes

William Jackson
Nicholas Macpherson

Preben Prebe_m_sen

- o
1

1
9 Decemnber 2019

Efreciove duter uf apuc SLAH

19 July 2019
22 March 2018
T January 2018
April 2020

1 Septemnber 2317

Laura Wade-Gery
Rebecca Worthington

January 2018

13 May 2018
1

All continuing Non-Executive Directors stand for election or re-election on an annual basis The letters of appointment are avallable
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
reappainted by shareholders cor if they are removed from the Board under the Company’s Articles of Association or if they resign and
do not offer themselves for re-election. In addition, appointments may be terminated by erther the indwidual 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 Commuittee meetings, are set out In the table below:

Birectse Epmition o i } Atteadance
Willam Jackson Chairman' 14 January 2013 B _ /1
Laura Wade-Gery Char™ 13 May 2015 N - 414
Lynn Gladden ~ Member 20 March 2015 o A
Preben Prebensen Member 1 Septembé_r 2017 o A4

1 William Jackson stepped down from the Cormmittee and Laura Wade -Gery was appointed Chair at the corclusion of the 2019 AGM

During the year ended 31 March 2020, Committee maetings were also part attended by Tim Score and John Gildersleeve {Company
Chairmen), Chris Grigg [Chief Exacutive], Simon Carter [Chief Financial Officer), Bruce James [Head of Secretariat), Brona MciKeown
[General Counsel and Company Secretary), Ann Henshaw [HR Director) and Kelly Barry [Head of Reward] other than for any item
relating to their own remuneration. A representative from Korn Ferry also routinely attends Committee meetings.
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The Comrmittee Chair holds regular meetings with the Chairman, Chief Executive and HR Director to discuss all aspects of
remuneration within Bntish Land. She alsc meets the Committee’s independent remuneration advisers, Korn Ferry, prior ta each
substantive meeting to discuss matters of gavernance, Remuneration Policy and any concerns they may have.

How the Committee discharged its responsibilities during the year

The Committee’s role and responaibilities have remained unchanged during the vear (having been amended in March 2019 to
incorporate changes to the Code) and are set out in fullinits terms of reference which can be found on the Company's website
www. britishland.com/committees, The Committee’s key areas of responsibility are:

setting the Remuneration Policy for Executive Directors and the Campany Chairman; reviewing the Remuneration Policy and

strategy for members of the Executive Committee and other members of executive management, whilst having regard to pay and

employment canditions across the Group;

determining the total indmidual 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

Committee and other members of management and approving the vesting and payment cutcornes 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 Committee also 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 Commuittee including achievernent of corporate and
indwidual perfarmance; and pay and Annual Incentive awards below Board-level,

the extent to which performance measures have been met and, where appropnate, approving the vesting of Annual Incentive and

tong 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 with shareholders and their representative bodies on remuneration matters. This took place at the start

of the year in relation to the 2019 AGM, but has not been felt to be necessary since then;

whilst formal consultation with the workforce did not take place in the year, the Committee was made aware of the results of
engagement surveys and any general themes that are impacting employees;

considering gender pay gap reporting requirements; and

- recewing updales and training on corporate governance and remuneration matters from the independent remuneration consultant.

The Committee’s terms of reference have been reviewed by the Committee during the year. No changes were proposed.

Remuneration consultants

Korn Ferry was appointed as independent remuneration adviser by the Commuttee on 21 March 2017 following a competitive tender

process. Kern Ferry 1s 2 member of the Remuneration Consultants Group and adheres to that group's Code of Conduct. The
Committee assesses the advice given by Its adwvisers to satisfy itself that it 15 objective and independent. The advisers have private
discussions with the Committee Chair at least once a year in accordance with the Code of Conduct. Fees, which are charged on a
time and materials basis, were £124,805 [excluding VAT] Korn Ferry also provided general remuneration advice to the Company
during the year

Voting at the Annual General Meeting

The table below shows the voting outcomes of the resolutions put to sharehoelders regarding the Directors’ Remuneration Report and

Remuneraticn Policy [at the AGM in July 2019).

Resatution Yotas foar Ttur Wates anainst Cwagarnst o Tabvotes asr Vates wittiteld
Directors Remuneration Report (2019 672923921 9454 38861785 546 7117685706 1,062,975
Directors’ Remuneration Policy [2019] 699,935,009 9830 12,073 236 _ 170 712,008,245 840,435

This Remuneration Report was approved by the Board on 24 May 2020

o WS

Laura Wade-Gery
Chair of the Remuneration Comrmittee
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DIRECTORS' REPORT AND ADDITIONAL DISCLOSURES

Directors’ Report and additional disclosures

The Qirectors present their Report on the affairs of the Group,
together with the audited financial statements and the report of
the audstor for the year ended 31 March 2020. The Directors’
Report also encompasses the entirety of our Corparate
Governance Report from pages 90 to 137 and Other Information
section from pages 225 to 227 for the purpose of the Act section
463 The Directars’ Report and Strategic Report together
conslitute the Management Repaort for the year ended 31 March
2020 for the purpose of Disclosure and Transparency Rule

4 1.8R.Information that is relevant to this Report, and which s
incorporated by reference and including informatian required in
accordance with the UK Companies Act 2006 and or Listing Rule
9.8 4R, can be located in the following sections:

Sectinnan

Informatinn o Annual R»'}pu:’! . . Pags
Future developments of the Strategic Report 221027
business of the Company - o
Risk tactors and principalrisks  Strategic Report 781087
Financial instrurnents - Strategic Report 7S to0 77
rsk maragement objectives
and policies o S
Ql_vilaends Strategic Repart 71
Sustainability governance Strategic Repart - 43
Greephousé gas emissians Strategic Report 46
Viahility and going concern Strategic Repart 856
statements 7 B
Governance arrangements Governance 90 t0 102
Employment policies and Strategic Report 341030
employee invelvernent o -
Capitalised interest Financial 159 to 149
L N Statements o
Long term incentive schemes Governance 123
Oirectors’ wawvers of emolurrents Governance 122 and 123
Additional unaudited financia. Other 21310220
infarmation Informatior

unaudited

Annual General Meeting [AGM)

The 2020 AGM will be held at % 30am on 29 July 2020 at York
House, 45 Seymour Street, London, W1H 7LX.

A separate circular, comprising a letter from the Chairman

of the Board, Notice of Meeting and explanatory notes on the
resolutions being proposed, has been circulated to shareholders
and is availlable on our website www . britishland.com/agm

Articles of Asscciation

The Company’s Articles of Asseciation (Articles) may only

be amended by special resolution at a general meeting of
shareholders. Subject to applicable law and the Company's
Articles, the Directors may exercise all powers of the Company.

The Articles are available on the Company’s website
www .britishland.com/governance.
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Board of Directors

The names and biographical details of the Directors and details
of the Board Cornmittees of which they are members are set out
on pages 92 to 93 and incorporated into this Report by
reference. Changes to the Directors during the year and up to
the date of this 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,
all continuing Directors offer themselves for election or
re-election, as required, at the AGM,

Uetails of the Directors’ interests in the shares of the Company
and any awards granted to the Executive Directors under any of
the Company’s all-employee or executive share schemes are
givenn the Directors” Remuneration Report on pages 126 to
128. The service agreements of the Executive Directors and the
letters of appointment of the Non-Executive Directors are also
summarised in the Qirectors” Remuneration Report and are
available for inspection at the Company's registered office

The appointment and replacerment of Directars is gaverned by
the Cempany's Articles, the Code, the Companies Act 2006 and
any related legislation. The Board may appoint any person to be
a Director so long as the total number of Directors does not
exceed the limit prescribed in the Articles. In addition to any
power of removal conferred by the Companies Act 2006, the
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 the year in relation to the Company's
business in which any Director was materially interested

The Company’s procedures for managing conflicts of interest by
the Directors are set out on page 99 Provisions are also
contained in the Company’s Articles which allow the Directors to
authorise potential conflicts of interest

Directors’ liability insurance and indemnity

The Company maintains appropriate Directors’ and Officers’
lability insurance cover in respect of any potential legal action
brought against its Directors.

The Company has also indemnified each Director to the extent
permitted by law against any ability incurred in relation to

acts or omissions arising in the ordinary course of therr duties
The indemnity arrangements are qualifying indemnity provisions
under the Companies Act 2006 and were 1n force throughout

the year,




Share capital

The Cornpany has one class of shares, being ardinary shares of
25p each, all of which are fully paid The rights and obligations
attached te the Company’s shares are set out in the Articles.
There are no restrictions on the transfer of shares except in
relation te Real Estate Investment Trust restrictions.

The Directors were granted authority at the 2019 AGM to allot
relevant securities up to a nominal amount of £78,897,782 as
well as an additional authority to allot shares to the same value
on a rights issue. This authonty will apply until the conclusion of
the 72020 AGM or the close of business an 30 September 2070,
whichever s the sooner At this year's AGM, shareholders will
be asked to renew the authonty to allot relevant securities

At the 2019 AGM, the Directors were alse given power by the
shareholders to make market purchases of ardinary shares
representing up to 10% of ts 1ssued capital at that time, being
94,677.33% ordinary shares This authority will also expire at the
2020 AGM and it is proposed that the renewal of the authornity
witl 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 capitat
would be to continue to reinvest sales proceeds into our
portfalio 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 25p each for an
aggregate cansideration of £125m. This represents 2.34% of the
issued share capital [excluding shares held in Treasury] at that
date. All shares repurchased dunng the year were cancelled.

The Company continued to hold 11,266,245 ordinary shares i
treasury during the whole of the year ended 31 March 2020 and
to the date of this Report.

Further details relating to share capttal, including movements
during the year, are set out in Note 20 to the financial
staterments on pages 187 to 189

Rights under an employee share scheme

Employee Benefit Trusts (EBTs] operate in connection with
some of the Company's employee share plans. The trustees of
the EBTs may exercise all nghts 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 acls 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 varous executive
employee share plans. A dividend wawer 1s in place from the
Trustee in respect of all dividends payable by the Company on
shares which it holds in trust.

Substantial interests

All notifications made to British Land under the Disclosure

and Transparency Rules [DTR 5) are published on & Regulatory
Information Service and made available on the Investors section
af 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 1s carrect at the date
of notification:

EXAE TR

BlackRock, Inc. 92,240,308

Iveseo Ltd 45,871,686

Norges Bank 48606089 501
GIC Private Limited 37,708,560 4.07
APG Asset Management N.V. 37.197,666 401

Since the year end, and up to 22 May 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:

92,490,473 9.98
48,072,042 5.19

BlackRock, Int
APG Asset Management NV
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES CONTINUED

Change of control

The Group’s unsecured borrowing arrangements tnclude
provisions that may enable each of the lenders or bondholders
to request repayment or have a put at par within a certain peniod
following a change of control of the Company. In the case of the
Sterling bond this arises if the change of controt also results in
a rating downgrade to below investment grade. In the case of
the convertible bond there may also be an adjustment ta the
conversion price applicable for a bmited peried following a
change of control.

There are no agreements between the Company and its
Executive Directors or employees providing for compensation
for loss of office ar employment that occurs specifically because
of a takeover, merger or amalgamation with the exception of
provisiens in the Company's share plans which could result :n
options and awards vesting or beceming exercisable on s change
of control. All appointrnent letters for Non-Executive Directors
will, as they are renewed, contain a proviston that allows
payment of their notice period in certain imited circumstances,
such as corporate transactions, where the Company has
terminated their appointment with iImmediate effect

Payments policy

We recogrise the importance of good supplier relationships to
the overall success of our business. We manage dealings with
suppliers in a fair, consistent and transparent manner For more
information please visit the Suppliers section of our website at
www britishland.corm/about-us/suppliers.

Events after the balance sheet date

Detatls of subsequent events, If any. can be found in Note 26 on
nage 192

Political donations

The Company made no political donations during the year
(2019 rull

tnclusive culture

British Land employees are committed to promoting an inclusive,
positive and collaberative culture. We treat everyone equally
irrespective of age, sex, sexual orientation, race, colour, nationality,
ethnic ongin, retigion, religious or other philosophical belief,
disability, gender identity, gender reassignment, marital or cmil
partner status, or pregnancy or maternity. As stated in our Equal
Opportunities Policy, British Land treats ‘all colleagues and job
applicants with equality. We do not discriminate against job
applicants, employees, workers or contractars because of any
protected characteristic. This applies to all opportunities provided
by the Company including, but not Umited to, job applications,
recruitment and interviews, training and gdevelopment, role
enrichment, conditions of work, salary and perfarmance review'.
The Company ensures that our policies are accesstble to all
employees, making reasonable adjustment when required.

Through its policies and more spectfically the Equal Opportunities,
Disabled Workers and Recruitment policies, the Company
ensures that entry inte, and progression within, the Company 1s
based solely on personal ability and competence to meet set job
criteria. Should an employee, worker or contractor becorne
disabled in the course of their employment/engagement,
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the Company aims to ensure that reasonable steps are taken to
accommodate their disability by making reasonable adjustments
to their existing employment/engagement.

Community investment

Our financial donations to good causes during the year totalled
£1,620,000 [2019: £1,424,000), Our Community Investment
Committee approves all expenditure from cur Community
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 payrolt giving contributions
[capped at £5,000 per person and £50,000 per annum for the
whele grganisation; and

- Astatf matched funding pledge, matching maoney raised for
charity by British Land statf up to £500 per person per year.

Our community investment 1s guided by our Local Charter,
warking with local partners to make a lasting positive difference

connecting with local communities
supporting educational imtiatives for local people
supporting local training and jobs
supporting local busingsses
- contributing to local people’s weillbeing and enjoyment

Through our community investrment and Local Charter actwity,
we connect with communities where we operate, make positive
local contributions, help pecple fulfil therr potential, help
businesses grow, and promote wellbeing and enjoyment. This
all supports our strategy to create Flaces People Preter.

Auditor and disclosure of information

Each of the Directors at the date of approval of this Report
confirms that:

so far as the Director 1s aware, there 1s no relevant audit
information that has not been brought to the attention of

the auditor

the Director has taken all steps that he/she shouid have
taken to make himself/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
reappoint PwC as the Company's auditor will be proposed at the
2020 AGM

The Directors’ Report was approved by the Board on 26 May 2020
and signed on 1ts behalf by:

Creefnik__

Brona McKeown
General Counsel and Company Secretary

The Briish Land Cornpany PLC
Company Number- 621920




DIRECTORS' RESPONSIBILITIES STATEMENT

The Directars are responsible for preparing the Annual Report
and the financial statements In accordance with applicable law
and reguiation.

Company taw reguires the Directors to prepare financial
staternents for each financial year. Under that law the Directors
have prepared the Group financial statements in accordance
with International Financial Reperting 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, comprising FRS 101 "Reduced
Disclosure Framework”, and applicable law).

Under company law the Directors must not approve the financial
staternents 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 prafit or loss of the Group and Company for that period

In preparing the financial statements, the Directors are

reqguired to.

select suitable accounting policies and then apply

them consistently

state whether applicable IFRSs as adopted by the European
Umian have been followed for the Group financial statements
and United Kingdam Accounting Standards, comprising FRS
101, have been followed for the parent Company financial
statemnents, subject to any material departures disclosed
and explarned in the financial statements

make Judgements and accounting estimates that are
reasonable and prudent

prepare the financial statements on the going concern basis
unless it 1s 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 financiat position of the Group and Company

and enable them to ensure that the financial statements and the
Directors” Remuneration Report comply with the Companies Act
2006 and, as regards the Group financial statements, Article 4 of
the 1AS Regulation.

The Directors are also responsible for safeguarding the assets of
the Group and Company and hence for taking reasonable steps
far the prevention and detectron of fraud and other irregularitres.

The Directors are responsible for the maintenance and integrity
of the Company s website. Legislation in the United Kingdom
governing the preparation and dissemination of financial
staternents may drffer from legislation in other jurisdictions.

The Directars consider that the Annual Report and Accounts,
taken as a whole, 15 fair, balanced and understandable and
orovides the information necessary for shareholders to assess
the Group and the Campany’s position and performance,
business model and strategy.

tach of the Directors, whaose 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 financial statements, which have been prepared
in accordance with United Kingdorn Generally Accepted
Accounting Practice (Umited Kingdom Accounting Standards,
compnsing FRS 161 "Reduced Disclosure Framework™, and
applicable law], give a true and fair viaw of the assets,
Liabilities, financial position and profit or loss of the Company
the Group financial statements, which have been prepared in
accordance with IFRSs as adopted by the European Union,
give a true and fair view of the assets, Liabilities, financial
position and profit or loss of the Group

the Strategic Report and the Directors’ Report include a fair
review of the development and performance of the business
and the position of the Group and Company, together with a
description of the principal risks and uncertainties they face

By order of the Board.

CPEEA %

Simon Carter

Chief Financial Officer
26 May 2020
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FINANCIAL STATEMENTS

Independent auditors’ report to the members
of The British Land Company PLC

Report on the audit of the financial statements

Opinion
In our opinion:

= The British Land Company PLC's Group financial statements and Company financial statements (the “financial statements”) give
a true and fair view of the state of the Group’s and of the Company’s affairs as at 31 March 2020 and of the Group’s loss and cash
flows for the year then ended:

e 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 Kingdem Generally Accepted
Accounting Practice (United Kingdom Accounting Standards, comprising FRS 101 "Reduced Disclosure Framework”, and
applicable taw); and

+ the financial statements have been prepared in accerdance 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 statements, included withun the Annual Report and Accounts 2020 [the "Annual Report”], which
compnise: the Consclidated and Company balance sheets as at 31 March 2020; the Consclidated income staterment and the
Consclidated 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 opinion 1s consistent with our reporting to the Audit Commuttee

Basis for opinien

We conducted our audit in accardance with International Standards en Auditing (UK ("1SAs [UK]") and applicable law. Our responsibilities
under ISAs [UK] are further described in the Auditors’ responsibilities for the audit of the financial statements section of our report.
We believe that the audit evidence we have obtained i1s sufficient and apprepnate to provide a basis for our opinion.

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the financial
statements in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and we have fulfilled
our other ethical responsilities in accordance with these reguirements

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC's Ethical Standard were not
provided to the Group or the Company

Other than those disclosed in Note 5 to the financial statements, we have prowided no non-audit services ta the Group or the Company
In the period from 1 Apnt 2019 to 31 March 2020

Our audit approach

+ Overall Group materiality: £113.0 million (2019, £122.6 million), based on 1% of total assets,

= Specific Group materality: £15.9 millien {2019 £16.9 million), which represents 5% of underlying
pre-tax profits.

= QOverall Company matenality. £101.7 million [2012. £110.4 rillion], based on 1% of total assets

= We taillored the scope of our audit to ensure that we performed enough work to be able to give an
opinien on the financial statements as a whole. The Group financial statements are prepared on a
consolidated basis, and the audit tearn carries out an audit over the consolidated Group balances in
support of the Group audit apinion. The following jomt ventures are also audited to Group materiality:
Broadgate and Meadowhall.

« Valuation of investment and development properties, either held directly or within joint ventures (Group).
= Revenue recognition [Group).

= Taxation [Group)

« Covid-19 [Groupl.

138 British Land Annual Report and Accounts 2020




As part of designing our audit, we determined materality and assessed the risks of materal misstatement in the financial
statermnents In particular, we looked at where the directors made subjective Judgemenits, for exarnple in respect of significant
accounting estimates that invelved making assumptions and considering future events that are inherently uncertain.

Based on our understanding of the Group and industry, we identified that the principal rnisks 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 Authonity, and we considered the
extent to which non-compliance might have a material effect an the financial statements of the Group and Cormpany. We also
considered those laws and regulations that have a direct impact on the preparation of the financial staternents such as the
Companies Act 2006 and the Listing Rules. We evaluated management’s incentives and opportunities for fraudulent manipulation of
the financial statements lincluding the nsk of overnide of controls], and determined that the principal risks were related to posting
Inappropnate journal entries to Increase revenue or reduce expenditure, and management bias in accounting estimates and
Judgementat areas of the financial statements such as the valuztion of investment properties. Audit procedures performed by the
Graup engagement team included

+ Discussions with management and internal audit, including consideration of known ar suspected instances of nan-compliance
with laws and regulations and fraud, and review of the reports made by rmanagement and internal audit;

» Understanding of management’s internal controls designed to prevent and detect irregulanties, nsk-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;

+ Rewviewing the Group’s Iitigation register in so far as it related to non-compliance with laws and regulations and fraud,

* Reviewing relevant meeting minutes, including those of the Risk Committee and the Audit Committee;

« Review of tax compliance with the involvement of our tax specialists in the audit,

» Designing audit procedures to incorporate unpredictability around the nature, timing or extent of cur testing of expenses;

« Testing transactions entered into cutside of the normal course of the Group’s and Company’s business;

« Procedures relating to the valuation of investment and development properties, either held directly or within joint ventures,
described in the related key audit matter below; and

« ldentifying and testing journal entries, in particular any journal entries posted with unusual account combinations, posted by
unexpected users and posted on unexpected days.

There are inherent Lirmitations in the audit procedures described above and the further removed non-compliance with laws and
regulations is from the events and transactions reflected in the financial statements, the less likely we would become aware of it
Also, the nisk of not detecting a material misstatement due to fraud 1s higher than the risk of not detecting one resulting from error,
as fraud may involve deliberate concealment by, for example, forgery or intentional misrepresentations, or thraugh collusion.

Key audit matters are those matters that, in the auditors’ professional judgement, were of most significance in the audit of the
financial staterments of the current period and include the most significant assessed risks of material rmisstatement [whether or not
due to fraud] identified by the auditors, inciuding those which had the greatest effect on. the overall audit strateqgy; the allocation of
resources In the audit, and directing the efforts of the engagement team. These matters, and any comments we make on the results
of our procedures thereon, were addressed in the context of our audit of the financial statements as a whole, and in forming our
opinion thereon, and we do not provide a separate opinion on these matters, This 1s naot a complete list of all risks identifiad by

our audit.
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Key audit matter
Valuation of investment and development properties,
aither held directly or through joint ventures {Group)

Refer to page 108 [Report of the Audit Committee), pages 165
to 174 [Notes to the financial statements - Note 10 Property
and Note 11 Joint ventures and funds] and page 153 [Notes
to the financial staternents - 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 Centrat London, reta:l and lessure
properties across the UK, and developments including the
Canada Water site in East London. The total property
portiolio valuation for the Group was £8,106 miltion and for
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 work in accordance with the
Rayal Institute of Chartered Surveyors ["RICST] Valuation -
Professional 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 202C This
clause highlights that less certainty, and consequenty a
higher degree of caution, should be attached to the valuation
as a result of the COVID-1% pandermic. This represents a
significant estimation uncertainty in relation to the valuation
of Investment properties,

In determining the valuation of a property, the valuers take
Into account property-specific information such as the
current tenancy agreements and rental income. They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing market yields and comparabie
market transactions, to arrive at the final valuation For
developments, the residusl appraisal method 1s used, by
estimating the fair value of the completed project using a
capitalisation method less estimatad costs to completion
and a risk prermium

The valuation of the Group's property portfolio was identified
as a key audit matter given the valuation 1s inherently
subjective due to, armong other factors, the mdividual nature
of each property, its location and the expectad future rental
streams for that particular property. The wider challenges
currently facing the real estate occupier and investars markets
as a result of COVID-19 further contributed to the subectivity
for the year ended 31 March 2020. The significance cf tne
a2stimates and judgemsants involved, coupled with the fact
that only a small pereentage difference in indwidual
praperty valuations, when aggregated, could resultira
materal misstaternant, warranted specific audit focus in
this area.
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How our audit addressed the key audit matter

Given the inherent subjectivity involved in the vatuation of the praperty
portfelio, 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
[qualified chartered surveyors| to assist us in our audit of this area.

Material valuation uncertainty due to COVID-19

We considered the adequacy of the disclosures made in Nate 1
[Basis of preparation, significant accounting policies and accounting
judgements] and Note 10 (Praperty] to the financial staterments
These nates explarn that the valuers reported on the basis of a
material valuation uncertainty and conseguently that less certainty
and a higher degree of caution should be attached to the valuations
as at 31 March 2020. We discussed this clause with management and
obtamned sufficient appropnate audit ewidence to demonstrate that
management’s assessment of the suitability of tha inclusion of the
valuation in the consolidated statement of financial pos:tion and
disclosures made in the financial statements are appropriate

Assessing the valuers” expertise and objectivity

We assessed the valuers’ qualifications and expertise and read their
terms of engagement with the Group to determine whether there
were any matters that might have affected their objectivity or may
have imposed scope imitations upon their wark. We also cansidered
fees and other contractuat arrangements that might exist between
the Group and the valuers, We found no evidence to suggest that the
objectivity of the valuers was compromised.

Assumptions and estimates used by the valuers

We read the valuation reports for all the properties and canfirmed
that the valuation approach for each was in accordance with RICS
standards. We ottained details of each property held by the Group
and set an expected range for yield and capital value movernent,
determinad by reference to published benchrarks and using our
experience and knowledge of the market We compared the
investrment yields used by the valuers witn the range of expected
yields and the year on year capital movement to ocur expected range.
We also consedered the reasanableness of other assumptions that
were not so readily comparable with published benchmarks, such as
estimated rental value.

We spoke witn each of the valuers to discuss and challenge thesr
approach tc the valuations, particularly in light of COVID-19, the key
assumptions and their rationale behind the more sigmficant valuation
movements during the year Where assumptions were gutside the
expected range or showed unexpected movements based on gur
knowledge, we undertook further investigations, held further
discussions with the valuers and obtained evidence to support
explanations received. The valuation commentaries pravided by the
valuers and supporting evidence, enabled us to consider the property
specific factors that may have had an impact on value, mcluding
recen comparable transactions where agpropriate. We chserved that
alternative assumptions had been considered and evaluated by
management and the valuers, before determining the final valuation.
We concluded that the assumptions used in the valuations were
supportable in light of available and comparable market evidence.




Key audit matter

Yaluation of investment and development properties,
either held directly or through joint ventures {Groug]
[continued}

Revenue recognition [Group)

Refer to page 108 [Report of the Audit Committeel, page 157
[Notes to the financial statements - Note 3 Revenus and
costs) and page 154 {Notes to the fnancial statements -
Note 1 Basis of preparation, significant accounting policies
and accounting judgements).

Revenue for the Group consists primarily of rental income.
Rental income 1s based on tenancy agreerments where there
Is 3 standard process in place tor recording revenue, which
Is systern generated.

There are certain transactions within revenue that warrant
additional audit focus because of an increased inherent risk
of errar due to their non-standard nature

These include spreading af tenant incentives, guaranteed
rent increases and rental concessions given to tenants as a
result of COVID-1%. These balances require adjustments
made to rental income to ensure revenue Is recorded on a
straight-lire basis over the course of the lease.

How our audit addressed the key audit matter

information and standing data

We performed testing on the standing data in the Group's information
systems concerring the valuation process. We carried out procedures,
on a sample bas:s, to sat:sfy ourselves of the accuracy of the property
inforrmation supplied to the valuars by management For developments,
we confirmed that the supporung informaton for construction
contracts and budgets, which was supplied to the valuers, was also
consistent with the Group’s records for 2xamnple by inspecting

orig nal construction contracts. For developments, capitalised
axpentiture was tested on a samp.e basis to nvoices, and budgeted
costs tc complete compared with supporting evidence, We agreed the
amounts per the valuahion reports to tne accounting records which
we then agreed to the fmancial statements.

Overall iindings

We concluded that the assumptions used in the vaiuations by the
valuers were suppartable in Light of the evidence obta.ned and the
disclosures tn relation to the matenal valuation uncertaimty within the
financiat statements are sufficient and appropriate to highlight the
increased estimation uncartainty as a result of COVID-19,

We carried out tests of controls over the cash and accounts
recevable processes and the related information technology systems
to obtamn evidence that postings to these accounts were reliable.

We performed substantive testing procedures to ensure the
recording of all revenue streams Is accurate

For rental income bhalances, we tested a sample of balances to
supporting lease agreements, recaculated amounts due and traced
recelpts to bank or accounts recevables balances and ensured that
rental incarne has been appropriately recorded within the correct
period We performed sample testing over the lease data recorded in
the property management system to supparting lease agreements, to
ensure revenue transactions were complete.

We tested a sample of lease agreements used to calculate lease
incentives back to supporting documentation and assessed that the
catculation 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 carrectly.

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 [FRS 16 - Leases

We assessed the recoverability of trade and lease incentive
recelvables by evaiuating the financial viability of the major tanant
balances and ensured provisions made are accounted for within the
requirements of IFRS ¢ - Financial Instruments.

Far baiances not included within rental incorme, such as service
charge incorne, we performed substantive testing on a sample basis
and assessed whether the revenue recognition policies adopted for
each ravenue stream compliad with IFRS 15 Revenue as adopted by
the European Unicn,

Noissues were identified in our testing
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Key audit matter

Taxation (Group}

Refer to page 108 {Repaort of the Audit Committee], pages 140
and 191 [Notes to the financial statements - Nate 7 Taxation
and Note 24 Contingent Labilities] 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 reguirements to
comply with balance of business, dvidend and income cover
tests The Broadgate joint venture i1s also structured as a
REIT and as such, REIT compliance is also of relevance for
this jaint venture in additton to the overall Group.

Tax provisions are 1n place to account for the risk of
chatlenge of certain of the Group’s tax pravisions. Given the
subjective nature of these provisions, additional audit focus
was placed on tax provisions.

covin-17

Refer ta 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 aof tha novel coronavirus [known as COVID 19)
in many countries is rapidly evolving and the socic-economic
impacts unprecedented. It has been declared as a global
pandernic and I1s having a major impact ocn economies and
tinancial markets. | he etticacy of government measures will
rmaterially influence the length of economic disruption, but it
15 probable there will be a recession in tne United Kingdom

Inorder to assess 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
positian of the Group for the next 12 months and over the
next five years.

The analysis and related assumptions have been used by
management 1N its assessment of the level of provisions
required against several balance sheetitems, as well as
underpinning the Group's going concern and viability analysis.
The mast significant impact to the financial statements has
beenn relation to the valuation of iInvestment and
development groperties. Impairment provisions have been
reccerded in respect of trade and lease receivables These
are descrded in the respective key audit matters above.
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How our audit addressed the key audit matter

We confirmed our understanding of management’s approach to
ensuring compliance with the REIT regime rules and we involved our
internal taxation specialists to verify the accuraczy 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 adeguacy of the contingent tax liability
disclaosure in the notes to the financial statements of the potential tax
impact af the temporary suspension of the Praperty Incorme Oiwvidend
payment as a result of COVID-19

We used our knowledge of tax circumstances and, by reading
relevant carrespondence between the Group and Her Majesty's
Revenue & Custems and the Group’s external tax advisors, we are
satisfied that the assumptions and judgerments used by the Group in
determining the tax provisions are reasonable.

No material tssues were 1dentified as a result of our testing.

We evaluated the Group's updated risk assessment and analysis
and considered whether it addresses the retevant threats posed by
COVID-19. We also evaluated management’s assessment and
carroborated evidence of the operational impacts, considering their
cansistency with other ava.lable infarmation and our understanding
of the business.

Our canclusions relating to going concern and ather infarmation are
set outin the "Go:ng Concern’ and "Reporting or other information’
sections of cur report, respectively, belaw.

Our procedures in respect of the valuation of investment and
development properties and pravisions recorded in relation to
trade and lease recewvables are set out In the respective key aud.t
matters abave.

We assessed the disclosures presented in the Annual Report in
relation ta COVID-19 by reading the other information, including the
Principal risks and Viabiity statement set out in the Strategic Report,
and assessing Its consistency with the financial statements and the
avidence we abtained in our audit. We considered the
appropriateness of the disclosures around the increased uncertainty
an its accounting estimates and consider these to be adegquate

In respect of going cancern, we assessed the Directors’ gaing
concern analysis in light of COVID- 19 and obtained evidence to
support the key assumptions used In preparing the going concern
model, including assessing covenant headroom within the base
and downside case scenarios. We challenged the key assumptions
and the reasonableness of the mitigating actions used in prepanng
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 comjunction with the above, we have reviewed manageament's
analysis of liguidity and recalculated loan covenant compliance to
satisfy ourselves that no breaches are anticipated aver the going
concern period of assessment




Key audit matter How our audit addressed the key audit matter

COVID-19 {continued)]

Maragemert's analysis includes base and downside case
sceraros and a robust analysis of planned mitigating
actions Af the baiance sheet date, the Group has access te
rask ano undrawn loan faciities of £° 3 biluon and ocst the
yzar end, the Group has refinarced ane of the two toans
presented in net current datnlities as at 31 March 2020

We ccrsidered whether charges to working practices brought about
oy Covid-19 had an adverse impact on the effectivenass of
managemant's business process and 1T cortrals, Our paanned tasts
of controls did nat ident:fy any evidence of matenal deterioraticn in
the cortrol environmnent.

I making thair assessmMent managameant 1064 INto 3CCount
the cavenant headroom on the Group's drawn unsecured
tcan facilities. After considerng al: of these faciors,
manragerrent have concluded that preparing the financial
statements on 3 going concern bas:s remains appropriate.
No material uncertainty in relation to going concern exisls,
Management have described iis assessment of viability on
pages 88 of the Annual Repart.

We tailored the scope of our audit to ensure that we performed enough work to be able to give an opimion on the financial statements
as a whole, taking into account the structure of the Group and the Company, the accounting processes and controls, and the industry
n which they operate.

The scope of our audit was influenced by our application of materiality. We set certain quantitative thresholds for materiabity.
These, together 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 staterment line items and disclosures and in evaluating the effect of misstatements,
both indwidually 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:

Overall materiality
How we determined it

Ratienale for benchmark applied

Group financial statements
E113.0 rillian 2019, £122.6 million].
1% of total assets

A key determimant of the Group's value s
property investmznts. Oue to this, the key
area of focus in the audit 1s the valuation aof
Investment and development properties,
either held directly or through joirt
vertures. On this basis, and consistent with
the prior year, we set an overall Group
matanality level based on total assets

Company financial statements
£101.7 million (2019 £110.4 mill-an).
1% of total assets

The Company’s main actwity 1s tne holding
of investmerts in subsidiaries Given this,
and consistent with the prior year, we set
an gverall Company matenality level
based on total assets. For purposes of the
Group audit, we capped the overall
matenality for the Company tc be 0% of
the Group averall materiality.

In addition, we set a specific materiality level of £15 9 million (2019: £16 2 million] for items within underlying pre-tax proht
This equates to b% of profit before tax adjusted for capital and other items. In arriving at this judgment, we had regard to the fact
that the underlying pre-tax profit 1s a secondary financial indicator of the Group [Refer to Note 2 of the financial statements pages 156

to 157 where the term 1s defined i full)

Far each component in the scope of our group audit, we allocated a maternality that 1s less than our overall group materiality.
Certain components were audited to a local statutory audit materiality that was also less than our overall group matenality.

We agreed with the Audit Committee that we would report to them misstatements identified during our audit above £5 6 million
(Group audit) (2019 £6 1 rullion} and £5.0 million [Company audit] (2019: £5.5 million) as well as misstaternents below those amounts
that, in aur view, warranted reporting for qualitative reasens.

In addition we agreed with the Audit Committee we would report te them misstatements identified during our Group audit above
£1.0 million (201%: £1.0 mitlion) for misstatements related to underlying profit within the financial statements, as well as
misstaternents 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

In accordance with ISAs (UK we report as follows:
Reporting obligation

We are required to report if we have anything material to add or
draw attention to in respect of the directors’ statement in the
financial staterments about whether the directers considered 1t
appropriate to adopt the gaing concern basis of accounting in
preparing the hnancial statements and the directors” identification
af 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 statements.

We are required to report f the directors’ statement relating to
Going Concern in accordance with Listing Rule 9 8. 6R([3) 15
materially iInconsistent with our knowledge obtained in the audit.

Reporting on other information

Qutcome

We have nothing material to add or to draw attention to.

However, because not all future events ar canditions can be
predicted, this staternent 1s not a quarantee as to the Group's and
Company s ability to continue as a going concern

We have nothing to repart

The other information comprises all of the infarmation in the Annual Report other than the financial statements and our auditors’
report thereon The directors are responsible for the other information. OQur opinion on the financial statements does not cover the
other information and, accordingty, we do not express an audit opinion or, except to the extent otherwise explicitly stated in this

report, any form of assurance thereon

In connection with our audit of the financial statements, our responsibility 1s to read the other information and, In doing so, consider
whether the other information 1s matenally inconsistent with the financral statements or our knowledge obtamned 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 1s a rmaterial misstaterment of the financial statements or a matenal
misstaternent of the other information. If, based on the work we have performed, we conclude that there 1s a material misstatement
of this other information, we are required to report that fact. We have nothing to repart based on these responsibilities.

With respect to the Strategic Report, Directors” Report and Additional Disclosures and Corporate Governance Staterment, we also
considered whether the disclosures required by the UK Companies Act 2006 have been included

Based on the responsibiliies described above and our work undertaken in the course of the audit, the Companies Act 2006 (CAD4],
ISAs {UKI and the Listing Rules of the Financial Conduct Authority [FCAl require us also to report certain opinians and matters as

described below [reguired by ISAs [UK] unless otherwise stated).
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Strategic Report and Directors” Report and Additional Disclosures

In our opinion, based on the work undertaken in the course of the audit, the information given in the Strategic Report and
Directars’ Report and Additional Disclasures for the year ended 31 March 202015 consistent with the financial statements and has
been prepared in accordance 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 misstaternents in the Strategic Report and Directors’ Report and Additional Disclosures. {CA0S)

Corporate Governance Statement

in our opinion, based on the work undertaken in the course of the audit, the information given in the Corporate Governance
Staterment [page 20] about internal controls and nisk 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™) 1s consistent with the financial statements and has been prepared in accordance with applicable legal
requirements {CAQ4)

In Light of the knowledge and understanding of the Group and Company and their environment cbtained in the course of the audit,
we did not identify any material misstaternents in this information [CAGS/

In our opinion, based on the work undertaken in the course of the audst, the information given in the Corporate Governance
Staterment [90-21) with respect to the Company’s corporate governance code and practices and about its administrative,
management and supervisory hodies and their commitlees complies with rules 722, 7.2 3 and 7.2.7 of the DTR. {LAG4)

We have nothing to report arising from cur responsibility to report if a corporate governance statement has not been prepared by
the Company [CAD8)

The directors’ assessment of the prospects of the Group and of the principal risks that would threaten the solvency or
liquidity of the Groug

We have nothing material to add or draw attention to regarding-

+ The directors’ confirmation on pages 80-81 of the Annual Report that they have carried out a robust assessment of the principal
risks facing the Group, including those that would threaten its business model, future performance, solvency ar liquidity

+ The disclosures in the Annual Report that describe those risks and explain how they are being managed or mitigatad.

» 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 done so and why they consider that period to be appropriate, and their statement as to whether they have a
reasonahle expectation that the Group will be able to continue in operation and meet 1ts Liabilities as they fall due over the
period of their assessment, iIncluding any related disclosures drawing attention to any necessary gualifications or assumptions.

We have nothing to report having performed a review of the directors’ statement that they have carnied out a robust assessment of
the principat risks facing the Group and statement in relation to the longer-term viability of the Group. Qur review was substantially
less in scope than an audit and only consisted of making inquiries 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 censidering whether the statements are consistent with the knowledge and understanding of the Group and

Company and their environment ebtained in the course of the audit. fListing Rules)

Other Code Provisions
We have nothing to reportin respect of our responsibility to report when:

« The statement gwven by the directors, on page 137, that they consider the Annual Report taken as a whole to be fair, balanced
and understandahle, and provides the information necessary for the members to assess the Group's and Company's position
and perfermance, business model and strategy 1s matenially incensistent with cur knowledge of the Group and Company
obtained in the course of performing our audit.

« The section of the Annual Report on page 108 descrnbing 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 auditars

Directors’ Remuneration

In our opimon, the part of the Directors’ Remuneration Report to be audited has been properly prepared in accardance with the
Companies Act 2006 (CAD4/
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Responsibilities for the financial statements and the audit

As explained more fully in the Directors’ Responsibilities Statement set out an page 137, the directors are responsible for the
preparation of the financial statements in accordance with the applicable framework and for being satisfied that they give a true and
fair view. The directors are also responsible for such internal control as they determine 1s necessary to enable the preparation of
financial staternents 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 geing concern basis of accounting
unless the directors either intend to liquidate the Group or the Company or to cease operations, or have no realistic alternative but
to do so

Our objectives are to obhtain reasonable assurance about whether the financial statements as a whole are free from material
rnisstatement, whether due to fraud or error, and to 1ssue an auditors’ report that includes our opinion. Reasonable assurance
15 a high level of assurance, hut 15 not a guarantee that an audit conducted in accordance with [SAs (UK] will always detect a
rnaterial risstaternent when it exists. Misstatements can arise from fraud or error and are considered materialif, indvidually
or in the aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of these
financial statements.

Afurther description of our responsibilities for the audit of the financial statements 1s located on the FRC's website at.
www.frc.org uk/auditorsresponsibiiies. This description forms part of our auditors’ report.

This report, inclitding the opinions, has been prepared for and only for the Company’s members as a body in accordance with
Chapter 3 of Part 16 of the Companies Act 2006 and for no other purpose. We do not, in giving these opinions, accept or assume
responsibility for any other purpoese or to any other person to whom this report ts shown or into whose hands it may come save
where expressly agreed by our prtor 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 opinion:

+ we have not receved all the information and explanations we reguire for our audit; or

« adequate accounting records have not been kept by the Company, or returns adequate for our audit have not been receved from
branches not visited by us; or

« certain disclosures of directors’ remuneration specified by law are not made, or

+ the Company financial statements and the part of the Directors’ Remuneration Report to be audited are not in agreement with
the accounting records and returns.

We have no exceptions to report ansing from this responsibility

Appointment

Following the recommendation of the audit committee, we were appointed by the members on 18 July 2014 to audit the financial
statermnents for the year ended 31 March 2015 and subsequent financial periods. The period of total uninterrupted engagement 1s
b years, covering the years ended 31 March 2015 to 31 March 2070

Sandra Dowling [Senior Statutory Auditor}

for and on behalf of PricewaterhouseCoopers LLFP
Chartered Accountants and Statutory Auditors
London

26 May 2020
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Consolidated income statement

For the year ended 31 March 2020

N T
NS e . B
Revenue S 3 613 55 3/O 914
Costs 3 (218} 1147) {258 (399)
‘ 3 395 413 [F. 505
Joint ventures ana funas (ses also below! 11 (227} Be (79 7
Administralwve expenses (73] (80] - (80;
Valuaticn moverneant 4 {1,105} - 420] [620)
Pro‘it {woss) on disposal of mvestment properties
and investments - 1 1 - i8] (18]
Nat tinanang costs
financing incorne & 1 - 1 - - -
financing charges & (67) {41) {108) [67] {46} (113
[64) t41) {107) (671 [46) (113
Profit (loss) on ordinary activities before taxation o 318 (1,434 [(1,116) 352 (671} (319)
Taxation 7 - 2 2 - (1} [1]
Loss for the year after taxation [1.114] [320]
Aftributabie to ron-controlling interests T P 1991 187) 12 R R T)
Attributable to shareholders of the Company i 306 {3,333] [1,027) 340 [621] (297
Earnings per share: o
basic ? (110.01p [30.0lp
diluted z {110.00p [30.0lp
All results derve from continuing operations.
YO
-Cdpu\td! o B T
Laderiyag and ather cederlyn g Gha
e R I En — L l nr
Results of joint ventures and funds accounted
for using the equity method
Underly:ng Profit 79 - 79 85 - 8é
Valuation mavemen: 4 - {284) (2841 - {63] {3
Capital financing costs - 122) iz2] - (21 {21]
Profit on disposal of iInvestment properties,
trading properties and investments - - - - 3
Taxatian - - - B - 2 2
i 79 (306) {227) D (79] 7

1 Seedefnibionin Note 2
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of comprehensive income

For the year ended 31 March 2020

Fiei

£ L
Less for the year after taxaton S T Al [320)
Other comprehensive income:
Iltems that will not be reclassified subsequently to profit or loss:
Valuation mavements on owner-occupied properties 1 3
1 3
ltems that may be reclassified subsequently to profit or loss:
Gains (losses) an cash flow hedges
- Group 2 1
- Joint ventures and funds i1} -
1 1
Transferred to the incame statement [cash flow hedges]
- Interest rate dervatives - Group - -
- Interest rate derivatives - joint ventures’ - 18
Deferred tax on items of other comprehensive mcome - (1]
Other comprehensive income for the year ' 2 21
Total comprehensive loss for the year 1,112} [299)
Attributable to non-controlling interests (86} (29]
Attributable to shareholders of the Company 1,026} (270)

1 Represents a reclasaification af curnulative losses within the Group revaluation reserve to capital profit and loss, bacause the hedged item has affected profit or loss
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Consolidated balance sheet

As at 31 March 2020

ASSETS
Non-current assets

Investrment and develcprrent praperties G 8,188 8,931
Cwner-occupied properiies 10 68 73
8,258 % 004
Other non-current assets
[nvestrments i joint ventures and funds M 2,358 2,550
Cther investmentis 12 125 129
Property, plan: and equipment 6 22
Deferred tax assets 16 - 1
Interest rate and currency der vat ve assels 17 231 154
10,978 11,870
Current assets
Trading properties 10 20 87
Debtors 13 54 57
Cash and short term deposits 17 193 242
269 386
Total assets 11,245 12,256
LIABILITIES
Current liabilities
Short term borrowings and overdrafts 17 {6371 (99,
Creditors 14 (2534 (289}
Carporation tax (173 (25)
{7071 {413}
Non-current liabilities
Debentures ard loans 17 (2,865} (2,932
Other non-current ligbilit:es 15 1156} [92)
Deferred tax labilites 16 (1} -
Interest rate and currency dervative Laoilities 17 {169} {130]
(3,191 [3.154)
Total tiabilities (4,098)  [3.567)
Netassets o - o 747 8,689
EGUITY
Share capital 234 240
Share premium 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 o 7.035 8,478
Non-controlling interests 112 211
Total equity 747 B.687
EPRA NAV per share' o 2 774p 9050
1 Asdefined in Note 2
Tim Score Simon Carter
Chairman Chief Financiat Officer
The hinancial 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

2370
i ot 4 e . _ R ot

Rental iIncome receved from tenants - 415
Fees and other incomz receved [ 44
Operating expenses paid to suppliers and employees [146] [162]
Indirect taxes recewed in respect of operating activities 1 -
Sale of trading properties 82 268
Cash generated from operations 404 617
interest paid {79} (79
Interest recewad 5 7
Corporation taxation [payments] repayments (&) 3
Distributions and other recevables from joint ventures and funds " 49 59
Net cash inflow from operating activities 375 413
Cash flows from investing activities
Developrment and other capital expenditure {259} {218
Purchase of investment properties (52) {185}
Sale of investment properties 77 380
Acquisition of remaining share of Aldgate JV [21) -
Acguisition of investrment in WOSC joint venture 157] -
Purchase of investments {9} {9
Sale of investments 19 13
Indirect taxes receved [paid] «n respect of investing actwties 1 (3l
Investment in and loans to joint ventures and funds (191] (298]
Loan repayments from joint venturas and funds - 267
Capital distributions from joint ventures and funds 131 260
Net cash {outflow) inflow from investing activities (361) 187
Cash flows from financing activities
Issue of ordinary shares 5 2
Fuitliase ol uwi sligies (128) [204]
Dividends paid 19 [295) [298)
Drvidends paid to non-cantrolling interests [13) 4]
Capital payments inrespect of interest rate derwvatives (14) (19]
Decrease in lease tabilites (8) -
Decrease in bank and ather borrowings 1189) [576]
DOrawdowns on bank and other berrowings 576 446
Net cash outflow from financing activities 163} [663)
Net [decrease] increase in cash and cash equivalents {49} 137
Cash and cash equivalents at 1 Aprit 242 105
Cash and cash equivalents at 31 March 193 242
Cash and cash equivalents consists of:
Cash and shart term depasits 17 193 242
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Consolidated statement of changes in equity

For the year ended 31 March 2020

= - Toty P
< - T £1m o
Balance at 1 April 2019 1,302 13 213 6,684 8,478 z11
Loss for the year after raxation - - - - - (1,027 [(1,027) 1871 {1,114}
Revaluation of owner-occcupied property - - - 1 - - 1 - 1
Gains on cash foow hadges - Graup - - - - - 1 1 2
_osses on cash flow hedgas - joint ventures - - - 1) - - {1 - i
Deferred tax on itermns of other ccrmorehensive iIncome - - - - - - - - -
Other comprebensive imcome - - 1 - - - 1 1 2
Total comprehensive income for the year - - 1 - - (oz27r (026) (B8] {1,112]
Shars1ssues - 5 - - - - 5 - 5
Fair value of share and share ootion awards - - - - - 12} 2 - (2}
Purchase of own shares {6) - - - - (119} {125} - 1125)
Divinends payable inyear [31.47p per share] - - - - - {2951 [295) - (295!
Dividends payable by subs diaries - - - - - - - {13} (131
Balance at 31 March 2020 234 1307 12 2 213 5243 7,035 312 7,047
Balance at 1 April 2018 248 1,300 11 22 213 7,458 9,252 294 7,506
Loss for the year after taxation - - - - - (291} (291] [29] (3201
Revaluation of owner-cccupied property - - - 3 - - 3 - 3
Gains on cash flow hedges - Group - - 1 - - - 1 - 1
Closeout of cash flow hedges - joint ventures
and funds - - - 18 - - 8 - ‘8
Reserves iransfer — joint venture cash flow hedges - - - (17] - 17 - -
Deferred tax on items of other comprehensive iIncome - - (1) - - - i1 - (1
Other comprehensive iIncome - - - 4 - 17 21 - 21
Total comprehensive income for the year - - - 4 - [274) [270) (29 (299,
Share 1ssues - ? - - - - Z - ?
Fair value of share and share option awards - - - - - (4] (4] - (4,
Purchase of own shares (8 - - - - 196 [204) - (2041
Dwidends payahle inyear (30.54p per share] - - - - - (298] (298] - {298]
Tvidends payable by subs:diaries - - - - - - - (14] {14]
Balance at 31 March 2019 24{) 1,302 1" 26 213 6,686 B.478 211 8,687

| The balance at the beginning of the current year includes £15m 10 relation to translation and [C4miin relation to hedging [2018/19 £15m and |£4mll Opening and closing
balances n relation to hedging relate to cont:inuing hedges enly
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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 Committee (IFRS IC), and
therefore comgply with article 4 of the EU IAS regulation, and in
accordance with the Companies Act 2006 In the current financial
year the Group has adopted a number of minor amendments to
standards effective in the year 1ssued by the IASB and endorsed
by the EU, none of which have had & material impact on the
Group. The accounting policies used are otherwise consistent
with thase 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 statements
of the Group. These are discussed in further detail below.

[FRS 14 - Leases

The new standard was adopted by the Group on 1 April 2019.

The Group adopted IFRS 16 1n accordance with IFRS 16 C8, This
approach allows the recogmition of the lease lability and asset as
at 1 April 2019 with no restatement of prior period financiat
statements. The Group has apptied the practical expedient on
transition to apply a single discount rate to a portfolio of leases
with reascnably similar characteristics. The Group has also
adopted the practical expedients relating to short term and low
value assets which allow these to be expensed through the
Income statement.

The leases which have been brought onto the balance sheet
include management agreements between the Group and its
Broadgate JV partner, which are in substance lease agreements,
as well as a small number of leases the Group holds as lessee.
These leases were previously classified as operating leases
under {AS 17.1FRS 16 has not impacted the accounting treatment
of leases the Group holds as lessor, therefore the adoption of the
accounting standard has not had a material impact on the Group

Thempact on the balance sheet at 1 April 2019, on adoption of
IFRS 14, is a £56m increase in nvestment property, a £1m
reduction in current assets and a corresponding £95m increase
in Labilities. The impact relating to new leases which commenced
during the year s a £40m increase in investment property and a
£40m increase in Liabilities New leases which commenced in the
year relate to the management agreements described above

On transition the lease Liability was calculated as the present
value of the outstanding rental payments, discounted using the
Group's incremental borrowing rate at the date of initial
application. The right-of-use asset was then set as being equal to
the Liability, adjusted by a £1m increase in relation to prepaid rent
which 1s added to the right-of-use asset on adoption. Therefore
the impact on net assets on adoptions nil. The weighted average
incremental borrowing rate applied to the tease 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 of IFRS 16 has increased profit/lloss] before
tax by £1%m, £20m of which results 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 Eurcpean Union effective for the current accounting period
and determined that these do not have a matenizl impact on the
consolidated financial statements of the Group These amendments
include, amendments to IFRS 9 [prepayments features}, IAS 28
{long term interests], 1IAS 19 [plan amendments] and IFRIC 23.

A number of new standards and ammendments to standards and
interpretations have been issued but are not yet effective for the
current accounting period,

Amendments to IFRS 3 [Business Combinations| are effective

for financial years commencing on or after 1 January 2020

The amendments relate to changes in the critenta for determiming
whether an acquisition 1s a business cambination or an asset
acquisttion. These amendments will be applied to any future
business combinations

Amendments to IFRS 9 [Financiat Instruments) are effective

for financial years commencing on or after 1 January 2020

The amendments offer relief in meeting the crnitena for hedge
accounting on the transition from LIBOR to IBOR The adoption of
these amendments is not cansidered to have a material impact
on the financial statements of the Group.

Amendments to References to the Conceptual Framewcrk are
effactive for financial years commenaing on or after 1 January
2020 The adoption of these amendments 15 not considered to
have a matenal impact on the consolidated financial statements
of the Group

Amendrments to [AS 8 [Accounting Policies, Changes in
Accounting Estimates and Errors] are alse effective for financial
years commencing on or after 1 January 2020 The amendments
will be applied to any future changes in Accounting Policy,
Accounting Estimates or Errors.

Gotng concern

The financial statements are prepared on a going concern basis.
The balance sheet shows that the cormpany has net current
liabilities, mainly as a result of the convertible bond and a credit
facility within the HUT fund reaching maturity within the next
twelve months. As the Group has access to £1.1bn of undrawn
facilities and the HUT facility was refinanced post period end,
the Directors believe the Group will be able to meet these
current liabilities as they fall due In making this assessment
the hrectors took into account the covenant headroom on

the Group's unsecured facilities, equivalent ta a 45% fallin
property values, the absence of interest cover covenants on
these facilities and the imited capitat expenditure remaining

on the Group’s cornmitted development pregramme Before
factoring in any income recewvable, the faciities 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 15 well
placed to manage its business nisks successtully despite the
current economic climate. Accordingly, they believe the going
concern basis|s an approprate one. See the full assessment of
preparatien on a going concern basis in the corparate
governance section on page 102

Subsidiaries, jeint ventures and assaciates (including funds)

The consolidated accounts include the accounts of the British
Land Company PLC and all subsidianies [entities cantrolled by
British Land] Controlis assurmed where British Land is exposed,
or has the rights, to variable returns from its involvernent with
investees and has the ability te affect those returns through its
power over those Investees.

The results of subsidiaries, jont ventures or associates acquired or
disposed of dunng the year are included from the effective date of
acquisition or up to the effective date of dispesal Accounting
policies of subsidiaries, joint ventures or associates which differ
from Group accounting policies are adjusted on consolidation

Business combinations are accounted for under the acquisition
method. Any excess of the purchase price of business
combinations over the fair value of the assets, Labilities and
contingent babilities acquired and resulting deferred tax thereon
1s recognised as goodwill. Any discount receved 1s credited to
the income staternent in the period of acquisition

Allintra-Group transactions, balances, income and expenses
are eliminated on consolidation Joint ventures and associates,
including funds, are accounted for under the equity method,
whereby the consolidated balance sheet incorporates the
Group's share (investor’s share] of the net assets of its joint
ventures and associates The consolidated income statement
incorporates the Group's share of joint venture and associate
profits after tax. Thewr profits include revaluation movements cn
Investment properties.

Distnbutions and other receivables from joint ventures and
assocates including funds] are classed as cash flows from
operating activities, except where they relate to a cash flow
ansing fror a capital transaction, such as a property or
investrment disposal. In this case they are classed as cash flows
from investing activities

Properties

Properties are externally valued at the balance sheet dale
Investment and owner-occupled 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 investment
properties s recognised in the capital and other column of
the Income statement.

Any surplus arising on revaluing owner-occupied properties
above cost 1s recognised in other comprehensive income, and any
deficit arising 10 revaluation below cost for owner-occupied and
trading properties is recognised in the capital and other column
of the iIncome staterment.

The cost of properties in the course of development includes
attributable interest and other associated outgoings including
attributable development personnel costs. Interest s calculated
on the development expenditure by reference to speaific
barrowings, where relevant, and otherwise on the weighted
average interest rate of Bntish Land Company PLC borrowings.
Interest 1s not capitalised where no development activity 1s taking
place. A property ceases to be treated as a develepment property
on practicat completion.

Investment praperty disposals are recognised on completion.
Profits and losses arising are recognised through the capital and
other colurnn of the income statement. The profit on disposal I1s
determined as the difference between the net sales proceeds and
the carrying amount of the asset at the commencement of the
accounting period plus capital expenditure in the period.

Trading properties are inttially recognised at cost less
impairment, and trading property disposals are recognised in Line
with the revenue policies outlined on the following page.

Where investment properties are appropriated to trading properties,
they are transferred at market value. If properties held for trading
are appropriated to investment properties, they are transferred at
hook value, Transfers to or from investment property accur when,
and only when, there s ewdence of change in use.

Where a nght-of-use asset meets the definition of investment
property under [FRS 14, the night-of-use asset will initially be
calculated as the present value of minimum lease payments
under the lease and subseguently measured under the fair value
model, based on discounted cash flows of net rental iIncome
earned under the lease.

The Group leases out investment properties under operating leases
with rents generally payable monthly or quarterly. The Group s
exposed to changes in the residual value of properties at the end
of current lease agreements, and rmitigates this risk by actively
managing Its tenant mix in order to maximise the weighted average
lease term, minimise vacancles across the portfolio and maximise
exposure to tenants with strong financial charactenstics The
Group also grants lease incentives to encourage high quality
tenants to remain in properties for longer lease terms

Financial assets and Liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at amertised cost and discounted as
appropriate. On intal recogmition the Group calculates the
expected credit loss for debtors based on lifetime expected
credit losses under the IFRS ? ssimplified approach.

Other investments include investments classified as amortised
cost and mvestments classified as fair value through profit or
loss. Loans and recevables classified as amortised cost are
measured using the effective interest method, less any impairment.
Interest 1s recognised by applying the effective interest rate
Investments classified as fair value through profit or loss are
imtially recorded at fair value and are subsequently externally
valued on the same basis at the balance sheet date. Any surplus
or deficit arising on revaluing investments held fer trading 1s
recognised n the capital and other colurnn of the income staternent
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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 lisbility associated with investment property which is
held under a lease, is initially calculated as the present value of
the minimum lease payments. The lease Lhability 1s subsequently
measured at amortised cost, unwinding as finance lease Interest
accrues and lease payments are made.

Debt instruments are stated at their fair value on 1ssue. Finance
charges including premea payable on settlement or redemption
and direct issue costs are spread over the period to redermnption,
using the effective interest method. Exceptional finance charges
incurred due to early redemption (including premial are
recognised In the income statement when they occur,

Convertible bonds are designated as fair value through profit or
loss and so are initially recognised at fair value with ati subsequent
gains and losses, including the write-off of issue costs, recognised
in the capital and other colurmn of the Income statement as a
component of net financing costs The interest charge in respect
of the coupon rate on the bonds Is recognised within the underlying
component of net financing costs on an accruals basis.

As defined by IFRS 9. cash flow and fair value hedges are initially
recagrised at fair value at the date the derivative contracts are
entered into, and subsequently remeasured at fair value.
Changes in the fair value of derivatives that are designated and
qualify as effective cash flow hedges are recognised directly
through other comprehensive Income as a movementn the
hedging and translation reserve. Changes in the fair value of
derivatives that are designated and qualify as effective fair value
hedges are recorded in the capital and other column of the
income statement, along with any changes in the fair value of the
hedged tem that s atiributable to the hedged risk Any inetffective
portion of all derwvatives 1s recognised in the capital and other
column of the income staterment. Changes in the fair value of
derwvatives that are not in a designated hedging relationship
under IFRS ¢ are recorded directly in the capital and other
column of the iIncome statement. These derivatives are carried
at fair value on the balance sheet.

Cash equwalents are imited to instruments with a maturity of
less than three months.

Revenue

Revenue comprises rental income and surrender premia,
service charge income, rmanagement and performance fees
and proceeds from the sale of trading properties.

Rental income and surrender premia are recognised in
accordance with IFRS 16 Leases,

As a result of adopting IFRS 16, the Group now reperts separately
service charge income far leases where a single payment (s
received to cover both rent and service charge. The total payment
received was previously included within rental income, but the
service charge component 1s separated out in the current year
and reported as service charge income 1n the notes to the
financial staternents. There has been no net impact on the
Group's income statement or balance sheet.

154 British Land Annual Report and Accounts 2020

Rental income, including fixed rental uplifts, from investment
property leased out under an operating lease I1s recegnised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-free periods and cash contributions to
tenant fit-out, are recognised on the same straight-line basis
being an integral part of the net consideration far the use of the
investrent 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 those lease
payments that are not fixed at the inception of the lease, including
for example turnover rents, are recognised In the penod in which
they are earned.

Surrender premia for the earty termination of a lease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recaoverabte outgoings relating
to the lease concerned.

The Group applies the five step-model as required by IFRS 15
In recognising Its service charge income, managerment and
performance fees and proceeds from the sale of trading properties.

Service charge income 1s recognised as revenue in the period to
which it relates

Management fees are recognised as revenue 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 estimated reliably and 1t 1s highly probable that
the fee will be received Performance fees are based on property
valuations cormpared 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 generally occurs on completion. Proceeds from
the sale of trading properties are recognised as revenue in the
capital and other column of the Income statement All other
revenue described above 1s recognised in the underlying column
of the income statement.

Taxation

Current tax I1s based on taxable profit for the year and 15
calculated using tax rates that have been enacted or
substantively enacted at the balance sheet date. Taxable profit
differs from net profit as reported 1n the income staterment
because it excludes items of income or expense that are not
taxable {or tax deductible].

Deferred tax 1s provided on rtems that may becorne taxable in the
future, or which may be used to offset against taxable profits in
the future, on the temporary differences between the carrying
amounts of assets and labilities for financial reporting purposes,
and the amounts used far taxation purposes on an undiscounted
hbasis. On business combinations, the deferred tax effect of

fair value adjustments i1s incorperated in the consolidated
balance sheet




1 Basis of preparation, significant accounting policies
and accounting judgements continued

Deferred tax assets and liabilities are net off against each other
in the consolidated balance sheet when they relate to income
taxes levied by the same tax authority on different taxable entities
which intend to either settle current tax assets and labllities on a
nel basis

Employee costs

The fair value of equity-settled share-based payments to
employees s determined at the date of grant and 1s expensed on
a straight-line basis over the vesting pericd, based on the Group's
estimate of shares or options that will eventually vest. For all
schemes exceplthe Group's Lang Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are equal to the
market value at grant date For options and performance shares
granted under the Long Term Incentve Plan, the fair values

are deterrmined by Monte Carlo and Black-5choles maodels.

A Black-Scholes model is used for the Save As You Earn schemes.

Oefined benefit pension scheme assets are measured using fair
values Pension scheme liabilities are measured using the
projected unit credit method and discounted at the rate of return
of a high quality corporate band of equivalent term to the scheme
liabilities. The net surplus [where recoverable by the Groupl or
deficit ts recognised in full in the consolidated balance sheet.
Any asset resulting from the calculation 1s Umited to the present
value of available refunds and reductions in future contributions
to the plan. The current service cost and gains and losses on
settlement and curtallments are charged to operating profit
Actuanal gains and losses are recognised in full in the pertod In
which they occur and are presented in the consolidated
staternent of comprehensive income.

Contributions to the Group’s defined contrbution schemes are
expensed on the basis of the contracted annual contribution

Accounting judgements and estimates

In applying the Group’s accounting policies, the Directors are
required to make judgements and estimates that affect the
financial statements

Significant areas of estimation are:

Valuation of investment, trading and owner-occupied properties
and investments classified as fair value through profit or loss

The Graup uses external professicnal valuers to determine the
relevant amounts. The primary source of evidence for property
valuations should be recent, comparable market transactions on
an arms-length basis. However, the valuation of the Group's
property portfolio and investrnents classified as fair value through
profit or loss are inherently subjective, as they are based upon
valuer assumptions which may prove to be inaccurate.

The third party valuers for properties recognised at 31 March 2020
include a maternal valuation uncertainty clause in their reports.
The clause highlights significant estimation uncertainty regarding
the valuation of Investment property due to the Covid-19 pandemic
The valuations as at the current balance sheet date should
therefore be treated with additional caution. Sensitivity tables are
included within Note 10.

Other less significant areas of estimation inciude the valuation
of fixed rate debt and interest rate derwatives, the determination
of share-based payment expense, the actuanal assumptions
used in calculating the Group’s retirement benefit obligatians,
provisions for trade debtors and lease incentive recewvables and
taxation provisions

The following items are angoing areas of accounting judgement,
however, significant jJudgment has not been required for any of
these itemns in the current financial year.

REIT status British Land 1s a Real Estate Investment Trust [REIT)
and does not pay tax on Its property income or gains on property
sales, provided that at least 90% of the Group's property income
15 distributed as a dividend to shareholders, which becomes
taxable in their hands. In addition, the Group has to meet certain
conditions such as ensuring the property rental business represents
more than 75% of total profits and assets. Any potential or
proposed changes to the REIT tegislation are monitered 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 statements’, IFRS 11 Joint
arrangements’, and IFRS 12 Disclosures of interests in other
entities’ an assessment 15 required to determine the degree of
control or influence the Group exercises and the form of any
contro! to ensure that the financial statement treatment s
appropriate. The assessment undertaken by management
includes consideration of the structure, legal form, contractual
terms and other facts and circumstances relating to the relevant
entity. This assessment Is updated annually and there have been
no changes in the jJudgement reached in relation to the degree of
control the Group exercises within the current or prior year.
Group shares in joint ventures and funds resulting from this
process are disclosed in Note 11 to the financial statements.

Joint ventures are accounted for under the equity method,
whereby the consolidated balance sheet incorporates the Group's
share of the net assets of its joint ventures and associates.

The consolidated income statermnent incorporates the Group's
share of joint venture and associate profits after tax.

Accounting for transactions: Property transactions are complex
In nature and can be material to the financial statements.
Judgerments made in relation teo transactions include whether an
acquisition 1s a business combination or an asset: whether held
for sale criteria have been met for transactions not yet completed;
accounting for transaction costs and contingent consideration;
and application of the concept of linked accounting. Management
consider each transaction separately in order to determine the
mast 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
(including dilution adjustments) for each perfermance measure are shown below, and a reconciliation between these is shown within
the supplementary disclosures (Table B)

EPRA earnings per share s catculated using EPRA earnings, which 1s the IFRS loss after taxation attributable to shareholders of the
Company excluding investment and development property revaluations, gains/losses oninvesting and trading property disposals,
changes in the fair value of financial Instruments and associated close-out costs and their related taxation. In the current vear, 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. [FRS diluted earnings per share would include the dilutive iImpact as IAS 33 ignores this hurdle ta
conversion, however due to the current year loss, this would be anti-dilutive and therefore no adjustment s made. In the prior year, both
EPRA and IFRS measures exclude the dilutive impact of the 2015 corwertible bond as the Company’s share price had not exceeded the
level required for the convertible conditions attached to the bond to tnigger conversion into shares

Underlying earnings per share 1s calculated using Underlying Profit adjusted for underlying taxation [see Note 7). Underlying Profitis
the pre-tax EPRA earnings measure, with addibional Company adjustrents. No Company adjustiments were made in either the current
or prioryear.

Zelayant Soevant Ea no
Earnings per share o - ””T’n U - s
Underlying ~— " L il or)
Underlymng basic 306 934 32.8 340 971 350
Underlying diluted 7 04 937 32.7 340 974 34.9
EPRA '
EPRA basic 306 934 32.8 340 971 350
EPRA diluted _ 306 937 32.7 340 574 349
IFRS -
Basic {1,027) P34 £110.0} {291) 971 [3030)
Diluted o (1,027 934 {110.0} (291] 271 [30.0)

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 performance measure are shown below A reconciliation
between IFRS net assets and EPRA net assets, and the relevant number of shares for each performance measure, is shown within the
supplementary disclosures [Table Bl EPRA net assets 1s a proportionally consolidated measure that 1s based on IFRS net assets
excluding the mark-to-market on derivatives and related debt adjustments, the mark-to-market on the convertible bonds and deferred
taxation on 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 NNNAY did not include the dilutive impact of the 2015 convertible bond, 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 IFRS measures exclude the dilutive impact of the 2015 convertible bond as
the Company's share price had not exceeded the level required for the convertible conditions attached to the bond to trigger conversion
Into shares.

Netassetvalueper share

EPRA
EPRA NAV 7,213 932 774 8,649 996 505
EPRA NNNAV 6,762 932 724 8,161 756 854
IFRS
Basic 7147 927 Al 8,689 749 916
Diiuted 7,147 932 767 8,689 756 907
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2 Performance measures centinued

Total accounting return

The Group atso measures financial performance with reference to total accounting return. This 1s calculated as the movernent in EPRA
net asset value per share and dividend paid in the year as a percentage of the EPRA net asset value per share at the start of the year.

ril

s SERRCINES: B
Nad per
sha & ab
pence

Y

s B B . ) .k pentsy et
Total accounting return {131) 3147 {11.0%:]

62 3054 [3.3%

EPRA published updated Best Practice Recommendations in October 2019 which introduced three new Net Asset valuations. These are
applicable for accounting penods starting on or after 1 January 2020 and the Group will adopt these Recommendations for the year
ended 31 March 2021 Total accounting return will be based upon one of these new asset valuations, EPRA Net Tangible Assets, which
the Board judges to be closely aligned with EPRA Net Asset Value See Supplementary Disclosures, Table B for further details.

3 Revenue and cosis

Rant receivable oo JE % E TV ¥
Spread.ng of tenant incentives and quaranteed rent Increases (3) - {3} {4l
Surrender premia 5 - 5 1 - |
Gross rental income 433 ~ 433 439 - 439
Trading property sales proceeds - 87 87 - 350 350
Service charge income b4 - &4 76 - 76
Management and performance fees (fram joint ventures and funds] 8 - 8 7 - 7
Other fees and commissions 21 - 21 32 - 3z
Revenue 524 87 513 554 350 704
Trading proparty cost of sales - (70 {70} - [258] {Z58]
Service charge expenses 161} - {61} [76) - {76]
Froperty operating expenses §34)] - 50} [35) - {351
Impairment of tenant incentives and guaranteed rent INcreases’ (20 - {20} - - -
Other fees and cammissions expenses (&) - 7 (30) - 130]
Costs 1z8) 170l (218) [141] (258) (399]
378 17 395 413 92 505

I In the current year this balance includes £13m {2018/19 £rilin relation tao writz-ofls and provision against tenant incentive balances held by the Group ard £5m (2018/19 £nil!
tn relation to writ=-offs of guaranteed rent increases

The cash element of net rental income (gross rental iIncome less property operating expenses] recognised during the year ended

31 March 2020 from properties which were not subject to a security interest was £316m [2018/19: £356m). Property operating expenses

relating to investment properties that did not generate any rental income were £l [2018/19: £1m]. Contingent rents of £3m (2018/19.
£3m] were recognised in the year.

As a result of adoplting IFRS 14, the Group now reports separately service charge income for leases where a single payment is receved
to cover both rent and service charge. The total payment s mcluded within 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 statements.
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Notes to the accounts continued

4 Valuation movements on property

2074 e
e LN
Consolidated income statement B S o o
Revatuation of properties 11,185] (620}
Revaluation of properties held by joint ventures and funds accounted for using the eguity methad 1284} [43]
113891 el

Consolidated statement of comprehensive income
Revaluation of owner-occupied properties 1 3
B i1,388] |680]

5 Auditors’ remuneration - PricewaterhouseCoopers LLP

Fees payable to the Company’s auditors for the audit of the Company's annual accounts

Fees payable to the Company’s auditors for the audit of the Company's subsidiaries, pursuant to legislation

Total audit fees 0.7 0.7
Audit-related assurance services 0.1 0.1
Total audit and auvdit-related assurance services 0.8 0.8
DOther fees

Other services 0.6 0.1
Total ] T 0.8 S 09
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& Netfinancing costs

Underlying

Financing charges

Rank lcans ard cverdrafs £25) [21]
Cerivatives 30 29
Other loans £74) (75"
Obligat-ons under head ‘eases (4) (3
i75] [70:
Cevalopmant intarest captaased 8 3
e len
Financing income
Deposits, securnities and Liguid investmearts 1 -
1 -
Net financing charges - underlying B {66) (671
Capital and ather
Financing charges
Valuation movements or fair value hedge accountad dervatives 62 41
Valuation movements or fair vaide hedge accounted debt 62) [38]
Capital financing costs’ 3 [32]
Fa-r value movernert on corvertible bonds {4 (6]
Valuation mavement on non-hedge accounted dervatives [44) [11]
[41] [46]
Net financing charges - capital [41) (48]
Net financing costs
Total financing iIncome 1 -
Total financing charges (108} (173l
Net financing costs ’ B i 1107) (113

Interest payable on unsecured bank loans and related interest rate dervatives was £9m (2018/19- £8m] Interest un development

expenditure s capitalised at the Group's weighted average interest rate of 1 9% (2018/19- 2.2%]. The weighted average interest rate

on a proportionately consolidated basis at 31 March 2020 was 2.5% (2018/19. 2.9%.

1 Primaniy bond redermption costs

2 The difference between valuation rmovements on desigrated far value hedge accounled denvalives [hedging instruments| and the valual-on mavernents on far valus hedge

accounted debt [Pedged item) represents hedge ineffectiveress for the period of £ril (2018/19 £3m)
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Notes to the accounts continued

7 Taxation

Taxation (expense) income
Current taxation:

UK corporation taxation: 19% (2018/19: 19% (14 {10
Adjustments in respect of prior years 5 13
Total current taxation income 4 T
Deferred taxaton on revaluations and derivatives 2 [4)
Group total taxation 2 il
Attributable to joint ventures and funds - 2
Total taxation income o 2 1

Taxation reconcitiation

Loss on ordinary activities befere taxation [1,11¢) (3191
Less: loss [profit] attributable to joint ventures and funds’ 227 {5
Group loss on ordinary activities before taxation (889] (324]
Taxation on toss on ordinary activities at UK corporation taxatiar rate of 15% [2018/19- 19%)] 169 Y
Effects of:

- REIT exernpt income and gains (165} (73]
- Taxation losses {5} 1

- Deferred taxation an revaluations and derivatives (21 14
- Adjustments in respect of prior years ) 5 13
Group total taxation income [expense] 2 i1

P

1 Acurrent Laxationncome of EniL[2018/19 (2m) and a deferred taxat on cred-t sl Enil [2018/19 £rul] arose on profits attributable to join: ventures and funds The Low tax
charge reflects th2 Group’s REIT status

Taxation expense attributable to Underlying Profit for the year ended 31 March 2020 was Eril [2018/19: Enil) 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 1s required to pay Property income Mistributons [PiNs] of ar least 90% of the taxable profits from its UK property rental business
within twelve months of the end of each accounting period Following the temporary suspension of future dividends to best ensure

we can effectively support our customers who are hardest hit and protect the long term value of the business as a result of Cowd-19,
we are discussing an extension to this deadline with HMRC. To date £29m of the PID required in respect of the year ta 31 March 2020
has been paid Whilst we intend pay the required PiD amount within the agreed deadline, the balance of the required PiD not paid

by the extended due date would instead be subject to corporation tax and a charge of up to £37m would become due The Group

15 currently in discussions with HMRC over the tming of payments of Property Income Distnibutions required by the REIT regime

[see Note 24 Contingent liabilities)
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8 Staff costs

Statf costs lincluding Directors] _ R St
Wages and szlaries S S 56 47
Sooial security costs 7 8
Persion costs ) 7
Cauity-settled shars-based payments 13} 13

&6 Th

The average monthly 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 monthly nurmber of employees of the Company within each category of persons employed was as follows: Retail: 25,
Offices. 17, Canada Water: 16; Developments: 38, Storey: 11; Support Functions: 193,

The Executive Directors and Non-Executive Directors are the key management personnel. Their emoluments are summansed below
and further detail 1s disclosed in the Rermuneration Report on pages 118 to 133

Directors’ emoluments B

Short tarm employee berefes T T T e S 28 56

Service castin relation to defined benefit pension schemes - 01

Equity-settled share based payrants (2.2) (2.0}
) 0.6 37

Staff costs

The Group's equity-settled share-based payments comprise the following:

Scheme Fair value measure

“Long TermIncentve Plan [LTIP 7 777 7777 "Monte Carlo model simulation and Bt-gc-k-s-chotes'oyjt--on valuation models
Matzhung Shae Plan [MSP] Market value at grant date

Restricted Share Plan [RSP) Market value at grant date

Save Ac You Earn schemes [SAYE] Black-Scholes option valuation model

The Group expenses an estimate of how many shares are lLikely 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 detailin the
Remuneration Report

During the year the Group granted performance shares under its Long Term Incentive Plan scheme. In the prior year the Group granted
performance shares and options underits Long 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 Directors Rernuneration Report for details). For non-market-based perfarmance conditions, the Group uses a Black-Scholes
option valuation method to obtain fair values. For market-based performance conditions, a Monte Carlo model is used as this provides a
more accurate fair value than the previous method used by the Group. The impact on the fair value of options resulting from the change
in model was immaterial. The key inputs used to obtain far values for LTIP awards are shown below

24 Juiy 2uid

Awards witn

nowding Varks

Jperisd - paeod LAt LA
Snare price €£5.35 £679 £6.79
Exarcise price £6.00 £0.00 £0.00 £4.82
Expeactad volatility 17.4% 17.1% 24.8% 24.8% 24.8%
Expectad term [years) 3 3 3 3 5
Dwidend yield 8.0% 0.0% 0 0% 0.0% 4 43%
Risk free interest rate D.47% 0.L7% 0.79% 0 79% 0.98%
Fairvalue - TSR Trarcne FTSE 350 £1.41 £1.54 £2.33 £2.67 £0.58
Fairvalue - TSR Trarcne FTSE 100 £1.40 £1.53 £302 £3.46 £G 48
Fairvaiue - TPR and TAR Tranches £4.89 £5.35 £5.93 £679 £0 84

Movements in shares and optrons are given in Note 20.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

9 Pensions

The British Land Group of Companies Pension Scheme ['the scheme’] 1s the principal defined benefit pension scheme 1n the Group.

The assets of the scheme are held in a trustee-administered fund and kept separate from those of the Company. It 1S not contracted out
of SERPS [State EFarnings-Related Pension Schemel and it 15 not planned to admit new employees to the scheme. The Group has three
other small defined benehlit pension schemes. There are also two Defined Contnbution 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 E£1m (2018/19- £2m] relates to the current service cost of the defined benefit schemes

Afull actuarial valuation of the scheme was carried out at 31 March 2018 by consulting actuanes, First Actuanial 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 employer contributions expected to be paid during the year to 31 March 2021 1s £1m. The major assumptions used for the actuarial
valuation were:

29

tacd ]
Discount rate X S 2 S S D A )
Salary inflaticn 3.9 48 4.9 49
Pensions increase 25 33 33 3.3
Price inflation 25 34 3.4 3.4

The assumptions are that a member currentty 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 female. For a member who retires in 2040 at age 60, the assumptions are that they will ive on average for a further
29 3 years after retirement If they are male and for a further 31.0 years after retirerent if they are female.

Composition of scheme assets

it 4G

Eim £
Equmes ' - o o 60 o f)D
Dversified growth funds 50 83
Other assets N 5% 12
Total scheme assets N 161 160

?4.3% of the scheme assets are quoted in an active market. All unquoted scheme assets sit within equities.

The amount included in the balance sheet arising from the Group’s obligations in respect of its defined benefit schemes is as follows

ENER PRF s1n N :
Present value of defined scheme obligations (1311 Than o s 1671 (143]
Fair vatue of scheme ascets 161 160 152 154 137
Irrecoverable surplus ) (30l (131 5 - -
Liability recognised in the balance sheet - - - (13) [6]

1 The ret defined benefit asset must be measured at the lower of the surplus in the defined beneflit schemes and the asset celing The asset celling 1s the present value of any
econamic benefits available in the form of refunds from the schemes or reductions to future contribut:ons to the schemes The asset ceiling of the Group s defmed benefit
schermes s Cnil (2018719 £nitl, therefore the surplus in the defired benefit schemes of £30rm [2018/19 [13ml s irrecoverable.
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¢ Pensions continued

The sensitivities of the defined benefit obligation in relation to the major actuanal assumptions used to measure scheme labilities are

as follows:

Assumption L emPEa e o
T.sc0ant rate 5% [11] (135!
Salary inflat on +0.5% 1 ?
R=1inflatan +0.5% 12 12
Assumed lile expectancy -1 year 4 5
History of experience gains and {osses

PR [ ) 2

Total actuarial gain [loss) recogrised in the consalidated statemant N a T
cf comprehensive income! - - - § (12] [1]
Percentage of present value on scheme liahilities (0.3%] 0.1% 6.1% 7.2% 0.7%

I Mavernents stated after adjusting for rrecaverabulity of any surplus
2 Cumufalive loss recognised ir the statement of comprehenzive income is £40m [2018/°9 £40ml

Movements in the present value of defined benefit obligations were as follows:

AT Apnl an
Current service cost (2) (2
Interest cost (4) (3]
Actuarial gain [loss)

Gain lloss) from change in financial assumptions 17 [2:

Gain on scheme Liabilities arising from experience -~ i
Berefits paid 5 b
At 31 March (131) [147)
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

9 Pensions continued

Movements in the fair value of the scheme assets were as follows,

At 1 April i
Interest income on scheme assets 4
Contributions by employer 1 2
Actuanal gan 1 8
Benefits paid ) B {5 (4]
At 31 March ) ] ’ 161 180

Through ts defined henefit plans, the Group is exposed to a number of nsks, the most sigrificant of which are detalled below:

Asset volatitity

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 leguities and diversified growth funds] which, although
expected to outperform corporate bonds in the long term, create volatility and risk in the shart term. The allacation to growth assets s
menitored to ensure it remains appropriate given the scheme’s long term objectives.

Changes in bond yields

A decrease In corporate bond yields will increase the value placed on the scheme's Labilittes for accounting purposes, altheugh this will
be partially offset by an increase in the value of the scheme’s hand holdings

Inftation risk

The majority of the scheme’s benefit obhgations are inked to inflation, and tigher inflation will lead to hugher liabilities (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 toosely correlated with inflation, meaning that an increase in inflation will also increase the deficit

Life expectancy
The majority of the scherne’s obligations are to provide benefits far the Ufe of the member, se mcreases in life expectancy will result
in an increase in the Labilities.
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10 Property

Property reconciliaticn for the year ended 31 March 2020

[
Carrying value at 1 April 2019 3,778 87 3,091
Addizars
- property purcnases 19 34 - 41 4 - - 94
- development expenditure 1 2 24 129 156 - - 154
- capitalised interest and staff costs - - 4 5 9 - - 9
- capital experditure an asset managemrent
nitiatives 36 54 - 2 92 - - 92
- right-of-use assets 5 4B 21 - 74 - - T4
61 128 49 177 425 - - 425
Depreciation - - - - - - {1 {1
Jisposals i58) - - - 158] (&7) - {1251
Reclassif.cationg 45 {14) - {24} 5 - (5] -
Revaluations included inincome staterment (1,158) 35 33 {15} [1,10%9] - - £1,145)
Revaluatons included in OC| - - - - - - 1
Movement in tenant incentives and contracted
rent uplift batances 119} & - 3 110 - - (10}
Carrying value at 31 March 2020 3,188 3,941 400 859 8,188 20 68 8,276
Lease habrlities [Notes 14 and 13] (163
Less valuation surplus on right-cf-use assets (20}
Valuation surplus on trading properties 13
Group property portfolio valuation at 31 March 2020 h B,106
Non-centralling interests 1185}
Group property portfolio valuation at 31 March 2020 attributable to shareholders 7,92%

| Offices capital expenditura includes £36m of flexible workspace fit-outin the current year which has been reclassified from property, plant and equiprnent to property additions
2 Relates to properties held under leasing agreements The fair value of nght-af-use assets 1s determined by calculating the present value of net rental rashflows over the tarm
al the lease agreements IFRS 14 nght-of-use assets are not externaliy valued, their fair value 1s determined by managemant, and are therefore not included in the Group

property portfolio valuation of £8,106m above
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

10 Property continued
Property reconciliation for the year ended 31 March 219

.
Cewal d N E Laval o ata
S e T LR L b L S0
Carrying value at 1 April 2018 5195 355 7,507 378 20 9925
Additions
- property purchases 97 85 - - 185 - 185
- development expenditure 2 - 19 151 172 11 - 183
- capitalised interest and staff costs - - 3 2 il - 5
- capital expenditure on asset management
initiatives 27 15 - - 42 - - 42
- head lease assets 31 9 - - 36 - 36
157 108 22 153 440 11 - 451
Depreciation - - - = - i 11
Disposals [4091 - - (3] [412) (257) - [644)
Reclassifications 19 - - 19 [19] -
Revaluations included in income staterment’ [621] [12] (2] 15 {6201 - (620!
Revaluations included in OCI - - - - - 3 3
Movement in tenanf incentives and contracted
rent uplift balances I 2 - - (3) - (3l
Carrying value at 31 March 2019 4317 3774 318 520 8,931 37 73 9,091
Head lease Labilines (Nate 15 97}
Valuation surplus on trading properties 29
Group property portfolio valuation at 31 March 2019 2,028
Non-controlling interests [267]
Group property portfolio valuation at 31 March 2019 attributahle to shareholders ’ 8,761

1 Included within the offices and residential property revaluation maovement above 1s a £4m increace to the valuatier of 13 Brock Street fotlowing the leasing transactian with
Facebook and Debenhams

Property valuation
The different vatuation method levels are defined below:

Level 1: Quoted prices {unadjusted) in active markets for identical assets or liabilities.

Level 2: Inputs other than quoted prices included within Level 1 that are observable for the asset or liability, either directly
{i.e. as prices} or indirectly {i.e. derived from prices).

Level 3: Inputs for the asset or liability that are not based on observable market data (unobservable inputs).

These levels are specified in accordance with [FRS 13 'Fair Value Measurement'. Property valuations are inherently subjective as

they are made on the basis of assumptions made by the valuer which may not prove to be accurate For these reasons, and consistent
with EPRA’'s guidance, we have classified the valuations of our property portfolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘unobservable” by IFRS 13 and these are analyzed in a table on the following page. There were no transfers
between levels in the year

During the current financial period, the Group adopted the new accounting standard IFRS 16, Leases. The right-of-use asset recognised
on adoption i1s included within the investment and development property Une. The carrying amount of right-of -use assets included within
the lne 1s £67m An adjustment is made to reflect the fact that separate lease liabilities are recognised on balance sheet in retation to
right-of-use assets.

The general risk environment in which the Group operates has heightened during the period, whichis largely due to the continued level of
uncertainty of the future iImpact of the UK's exit from the EU, the outbreak of the Novel Coronavirus [Cowd-19) and the significant deterioration
in the UK retail market and weaker investment markets. This envirenment could have a ssignificant impact upon property valuations.

The Group's total property portfclio was valued by external valuers on the basis of fair value, in accordance with the RICS Valuation -
Professional Standards 2014, minth edition, published by The Royal Institution of Chartered Surveyors.
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10 Property continued

The outbreak 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 1s bemng impacted in many sectors
As at the valuation date, the external valuers consider that they can attach less weight to previous market evidence for comparison
purposes, to inform opimons of value The current respanse to Covid-1% means that external valuers are faced with an unprecedented
set of circumstances on which to base 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 Global. Consequently, less certainty - and a higher
degree of caution - should be attached to the valuations provided than would normally be the case The external valuers have
cenfirmed, the inclusion of the "matenal valuation uncertainty” declaration dees not mean that valuations eannot be relied upon
Rather, the phrase is used in order to be clear and transparent with all parties, in a professicnal manner that - in the current
extraordinary circumstances - less certainty can be attached to valuations than would otherwise be the case In bght of this matenal
valuation uncertainty we have reviewed the ranges used in assessing the impact of changes in unabservable inputs on the fair value of
the Group's property portfolio. Whilst the property valuations reflect the external valuers' assessment of the impact of Cowid-19 at the
valuation date, we consider +/-10% for ERV, +/-50bps for NEY and +/-10% for development costs to capture the increased uncertainty in
these key valuation assumptions. The results of this analysis are detalled in the sensitraty tables an the following page.

There has been no change in the valuation methodology used for investment property as a result of Covid-19

Aprovision of £17m (2018/19: £14m} has been made against tenant centives and contracted rent uplift balances. The charge to the
income staternent in relation to write-offs and provisions made against tenant lease incentives and guaranteed rents was £20m
[see Note 3].

The infermation 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 Comrruttee at the interim and year end review of results Further details of the Audit Committee’s responsibilities in
relatian to valuations can be found in the Report of the Audit Committee on pages 108 to 113

Investment properties, excluding properties held for development, are valued by adopting the ‘Investment method’ of valuation.

This approach involves applying capitalisation yields to current and future rental streams net of iIncome voids anising from vacancies or
rent-free periods and associated runnming cests. These capitatisation yields and future rental values are based on comparable property
and leasing transactions in the market using the valuers’ professional judgement and market observation. Other factors taken into
account in the vatuations include the tenure of the property, tenancy detaits and ground and structural conditions.

In the case of ongaing 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 igher of the
residual method of valuation, allowing for all associated nisks, or the investment method of vatuation for the existing asset.

Copies of the valuation certificates of Kmght Frank LLP, CBRE, Jenes Lang LaSalle and Cushman & Wakefield can be found at
www britishland.com/reports

A breakdown of valuations split between the Group and its share of joint ventures and funds 1s shown below

20k P

o T T
Kmight Frank LLP o S 54 1474 1434 3,650
CBRE 783 2,280 2,675 231 2,906
dones Lang LaSalle 7565 2113 1889 1.099 2,988
Cushman & Wakefield 2,270 551 3,030 19 3,049
Total property portfolio valuation 3,272 11,378 9,028 3,605 12,633
Non-controlling interests (34) {221 [267] (50) 1317)
Total property portfolio valuation attributable to shareholders 3.236 11,157 8741 3,558 12,316
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

10 Property continued

information about fair value measurements using unobservable inputs {Level 3] for the year ended 31 March 20620

ERY pur s fr

Faer value ot [ — e —
R M;xri\‘}z‘bl& ¥ Mg (YR By Age
Investment - R T ... 1.1 L S S
Retail 3,128 Irvestment ? 87 21
methodaiogy
Offices’ 3,851 Investment g 177 460 4 5 4 - 421 62
methodalogy
Canada Water 3464 Investment 15 a1 20 2 6 4 - - -
methodology
Residential 70 Investment 38 38 38 4 4 4 - - -
methodology
Developments 660 Residual 48 62 55 4 5 4 - 367 220
methodalogy
Total 8,073
Trading properties 33
atfarvalue S _ -
Group property 8,106
portfolic valuation

1 Includes owner -occupied

Infermation about fair value measurements using unobservable inputs {Level 3} for the year ended 31 March 2019

CoERVIe Foy v -rly =s Cu=s 1
Wil R T AV‘T"}C': i -r;/i-(,)( ___-_N‘_ ’_"
Investment , oo JEas e IR ‘.
Retarl 4,278 Investment 2 87 24 4 10 b -
methodeology
Offices’ 3,769 Investment 8 145 58 4 5 4 - ) 53
methodology
Canada Water 302 Investment 15 31 72 2 & 4 - 1 -
methodolooy
Res.dential 43 Investmen: 38 38 38 4 4 4 - - -
methodology
Developrments 520 Residual 47 &3 35 4 5 4 - 334 228
methodology
Total 8,912
Trading properues 116
if‘a\r value ) )
Group property 9,028
portfolio valuation
1 Includes nwner occupled
information about the impact of changes in unobservable inputs (Levet 3} on the fair value of the Group's property portfolio
including share of jotnt ventures and funds for the year ended 31 March 2020
Imogct on vallianini Imaae b valleattan: Imiract on varudtions
L ERY T ISanps NEY a0 geta w197 costs
— - .. i B B L
Retail 3,848 297 (287} (278} 4 (4)
Offices! 5,800 553 (534} (678} 26 (27
Canada Water 364 7 7] [6) 136 [133)
Residential %9 2 (2 4 {3) - -
Developments ) 1.046 129 [128) 198 (155) 19 193
Group property portfolio valuation inctuding share
of joint ventures and funds 11,157 988 1954} 1,410 (1,118} 185 [183]

I Includes trading properties at fair value
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10 Property continued

Information abeut the impact of changes in unobservable inputs [Level 3] on the fair value of the Group's property portfolic
including share of joint ventures and funds for the year ended 31 March 2019

- e I T I A

Iy TR

Retall 5,530 230 [220] 272 (257 -
Offices’ S.444 228 [207] 361 [313] -
Carada Water 303 4 i4] 5 (4] 3 ichi]
Residental 79 1 ) ? (2] - -
Developments 240 L8 {52] b4 [60] 26 {30]
Group property portfolio valuation including share B )

of joint ventures and funds 12,314 511 [£84] 704 (62C) 57 {£0]

T Includes trading properties at fair value
All other facters being equal:
- a higher equivalent yield or discount rate would lead to a decrease in the valuation of an asset

- anncrease 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 conditians, which
would impact on these changes.
Additional property disclasures - including covenant information

At 31 March 2020, the Group praperty portfolio valuation of £8,106m (2018/1%- £9,028m] comprises freeholds of £4,139m [2018/19,
£4,929m]; virtual freeholds of £1.050m [2018/19. £940m); long leaseholds of £2,822m (2018/19 £3,097m]. and short leaseholds of £95m
[2018/19. £62m). The histarical cost of properties was £5,981m [2018/19. £5,853m}.

The property valuation does not include any investment preperties held under leases (2018/19: £nill,
Cumulative interest capitalised against investment, development and trading properties amounts to £103m [2018/19: £99m).

Properties valued at £961m {2018/19: £1,019m] were subject to a security interest and other properties of non-recourse companies
amounted to £772m (2018/19: £1,115m), totalling £1,733m (2018/19. £2,134m)

Included within the property valuationis £12m [2018/19 £28m) in respect of accrued contracted rentat uplift incorne. The balance arises
through the |FRS treatment of leases containing such arrangements, which reguires the recognition of rental ncome on a straight-tine
basis over the lease term, with the difference hetween this and the cash receipt changing the carrying value of the property against
which revaluations are measured. )

11 Joint ventures and funds

Summary movement for the year of the investmentsin joint ventures and funds

A R s Tatal _rits Tatal
b L £m .
At 1 April 2019 S 4 2330 & 2560 448 2,540
Additions 256 3 259 252 259
Disposals [23] - {23} i22) (1] (23}
Share of prefit on ordinary actwities after taxation (179 (48) {227 [227] (227
Distr:butions and dividends:
- Capital (131} i2] (1334 [133] - {133]
- Revenue [64] (131 (77 [77] - 1771
Hedaging ard excnange moverrents (1) - 1) (1] (1]
At 31 March 2020 2,188 170 2,358 1,659 699 2,358
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

The summarised income statements and balance sheets below and on the following page show 100% of the results. assets and
liabiliies of jointventures and funds Where necessary, these have been restated to the Group's accounting policies,

Joint ventures' and funds’ summary financial statements for the year ended 31 March 2020

Wal froperiy

- . o ta ‘}'"“»—;‘:qi _d " o ”_‘V;lm AR
Partners ’ Euro Bluebell LLP Norges Bank Norges Bank
[GIC) Investrment Investment
Management Management
Froperty sector T City Offices  Shopping Centres Offices
Broadgate Meadowhall
Group share B 50% 50% 25%
Summarised income statemepts s m e
R J . e e e - T
Costs (78 27| (1)
125 76 3
Adminsstrative expenses (1) - -
Net interest payable (63! (30] -
Underlying Profit 61 4t 3
Net valuation rovement 204 [542) 3]
Capital financing costs® Nzl - -
Profit [loss] an disposal of investment properties and investmerts - - -
Prafit floss] on ordinary activities before taxation 253 496} -
Taxation 7 - - -
Profit [loss] on ordinary activities after taxation 253 496} -
Other comprehensive income ) - [2) -
Total comprehensive income [expensel 253 [498] -
British Land share of total comprehensive income (expense) 127 (249] -
British Land share of distributions payable 17 4 -
Summarised balance sheets o
Investment and trading properties - 4539 T 218
Current assets 28 3 3
Cash and deposits 209 20 4
Gross assets 4,776 1,230 225
Current Liahilities (118 (30} @
Bank and securitised debt [1.368) {583] -
Loans from joint venture partners [850] (409] [217]
Other non-current liabilities - (21) 4]
Gross liabilities (2,336) (1,043] (225)
@Fassets ' 2,440 187 -
Britisk Land share of net assets tess shareholder loans B 1,220 93 - -

1 USS jaint ventures include the Eden Walk Shopping Centse Uit Trust and the Fareham Property Partnership

7 Hercules Unit Trust joint ventures and sub-funds includes 503 o' the results of Despdale Co-Ownership Trust, Fort Kinnaird Limited Partnershuip and Valentine
Co-Ownership Trust and 41 251~ of Birsiall Co-Ownership Trust The balance sheet shows 50% of the assets of these joint ventures and sub-funds

3 Included in the column headed 'Other jaint vertures and funds are contributions from the following BL Goodman Limited Partnershup, Buuebutlon Property Management JK
Lirmited, City of London Office Unit Trust and BL Sainsbury s Superstores Limited and Prlar Retall Europark Fund IPREF] The Graup's ownership share of PREF 15 637,
however as the Group 1s not able to exercise control over significant decisians of the fund, the Group equity accounts for s interest in PREF

4 Revenue includes gross rental income af 100 share of £284m {2018/19 £310m)

5 Capial inancing costs of £32m in other joint ventures and funds relates (o berd redemplion costs in a joint venture with Sainsbury s
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z= telmIozoort T e Tatae

LARY Sront s=ar:

EEMRVEE = 1.

Aviva Urivarsities

Invastors Superannuation
Scheme Group PLC
Shopp ng Shapping Retal
Centres Centres Farks
T S0% 50% Varlcus
- . R o _______E_ﬂ'__ e i e £ . R Lin
18 ‘ 14 37 9 383 191
(5] 5] (8) - 1124) (62}
13 9 24 9 259 129
(11 - - (1] (3) (1
(1) - - {2) (95 (49)
1 9 24 Tg 160 79
{45) [49] i129] {5} [569) (284}
- - - (32, (44] 22
L - - w (2, &l -
' (34] (40} o (104] (33, [454) (227)
(34) 14£0) (104] 33 {4541 (227)
- - - e o (2] m
(34) {40) (104] C (33) (454) (228)
(7 (20) T {52 1 (228}
& 4 13 134 180
o 208 I 1T < Y - 2 T
2 1 2 - A 24
5 6 11 10 265 1
215 195 345 10 6,996 3,443
[4] (3) {9} (3] {171 (85]
- - - - (1,951) {9731
- [27] - (3] [1.510] [701)
(28] - - - (53] (25
- (32) (341 o 9 (6] (3,685) 11,786]
183 181 335 4 3,311 1,657
B 91 80 17 2 1,657

The borrowings of joint ventures and funds and their subsidianies are non-recourse to the Group All jaint ventures are incorperated in the United Kingdom, with the exception

of Broadgate REIT Limited and the Eden Walk Shopping Centre Unit Trust which are incorporated in Jersey Of the funds. the Hercules Umt Trust (HUT] joint ventures and
sub-funds are incarporated in Jersey

These financial statements includs the resulls and financsal position of the Group sinterest :n the Faeham Property Partnersnip, the BL Goodman Lirited Partnership and the

Gibraltar Limited Partnership Accardingly, advantage has beer taken of the exemplions provided by Regulation 7 of the Parlnership [Accounts] Regulations 2008 not to attach
the partnership accounts to thesz financial statements
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Jomtventures and funds continued

The summarised income statements and balance sheets below and on the following page show 100% of the resulls, assets and
liabilities of joint ventures and funds. Where necessary, these have been restated to the Group's accounting policies.

Joint ventures” and funds’ summary financial statements for the year ended 31 March 2019

2

JSainsbury ple

Partners Euro Bluebell LLP Norrges Bank

[GIC] Investment
Management .
Property sector City Offices  Shopping Centres Superstores
. Breadgate Meadowhatl 3

Group share 7 50% 50% - 50%
Summarised income statements - o o -
Revenue: 194 102 32
Costs [60) [24] -

134 78 32
Adm:nistrative experses ) - -
Net intzrest payable (71) 132 1
Underlying Profi; 52 4t 21
Net valuation movemeant 117 [152) 1
Capital financing costs [37) - 3]
Profit [loss) on disposal of investrnent oroperties and investments 10 - |4]
Profit loss] on ordinary activities befare taxation 152 (104) 15
Taxation B 4 . _
Profit {Loss) on ordinary activities after taxation 156 1108) 15
Other comprehensive Income ‘ 36 - -
Total comprehensive income [expense) 192 1106) 15
British Land share of total comprehensive income (expense) 96 153) 8
British Land share of distributions payable ) 275 4 | 20
Summarised balance sheets i -
Investment and trading propertes S ST un2a U7asT T Tiee
Current assets (1] 4 4
Cash and deposits 219 31 40
Gross assets 4,242 1,779 532
Current Liabiiites (83} ' (37 122)
Bank and securitised debt [1,442) [612] [198)
L oans from joint venture partners (479) [385) -
Other non-current hiabilities - (20} -
Gross liabilities 12,004) T 1,054] (218]
Net assets _ 2,238 s 314
British Land share of net assats less sharehalder loans 1,119 o 363 157

1 USS jaint ventures include the Eden Walk Shopping Certre Unit Trust and the Faraharr Property Partnership

2 Hercules Uit Trustisintventures and sub-funds includes 507 of the resulty o Oeepdale Co-Ownership Teust. Fort Kinnaird Lirmted Parinership and Valenting
Co-Ownership Trust and &1 257 of Birstall Co-Ownership Trust The balance sheet shows 3074 of the assets of these joint ventures and sub-funds

3 Included in the column headed Qther jaint ventures and funds’ are contributions from the following BL Gocdman Limited Partnecsnip, Tne Aldgate Place Limited
Partner stup. Bluebutllon Property Management UK Limited, City of Lendon Cthice Unit Trust and Pillar Retail Europark Fund [PREFY The Group's ownership share of PREF s
£3%  however as the Group s not able to exercise cortrol over significant deciziors of the [und, the Group equity accoun's for Its interest In PREF

4 Revenue includes gross rental income at 100 « share of £310m [2017/18 £383m,

172 British Land Annual Report and Accounts 2020




S e Taral shar
PR 4 Lz 1'% 2:]1
Aviva Un versitias |
nvestors SiLperannuation
Scheme Graup PLC
Shopp ra Shopping Retar.
Centres Centres Parks
50% 50% Various ]

e o v L £r £
S s 14 - a3 - 7 196
[4] (51 (8) (1) {102} {51
A ? 25 (1] 291 145
- - (1] - {2} n
(1) - (1) - (116} {583
13 9 23 ) (11 173 84
{25) (15) (52] (1) (127 {63}
- - (2] - 142} {211
, - [7) 5 & 3
i12] (5] " (ag] 3 8 5
_ - - - - 4 2
B {12] (6) [38] 3 12 7
- - - - 36 ~ 18
(12] T4 (38] 3 48 25
) (3] el ] 2 25 -
5 4 13 - 321 -
s T [ i Lin £
S on2 738 456 e ] 7,202 N S
1 1 & 40 55 27
9 b 13 5 323 162
262 245 475 45 7,580 3,799
(3] (4] [11] (10] (170] [85)
_ _ - - [2,250] {1,125]
-~ [301 - [6) [900] [450]
[28) - - 8 {40] (20]
[31] [34] [11] (8] {3,340) {1,680)
231 21 [1.74 37 4,220 2,110

116 105 232 18 2,110

The horrowings of joirt ventures and funds and their subsidhiarnas are nor-recourse to the Group All joint ventures are incorparated in the Urited Kingdorn, vath the exception
of Broadgate REIT Limited and the Eden Walk Shopping Centre Unit Trust which are incorporated in Jersey 0f the funds. the Hercules Unit Trust [HUT] jaint ventures and

sub-funds are incorporated in Jersey and PREF in Luxernbourg

These finarcial statements include the rasults and financial pasition of the Group s inferest in tha Fareham Property Partnership, the Aldgate Place Limited Partnership, the BL
Goodman Limited Partnership and the Gikraltar Limited Partrership Accaordingly, advanlage has been taken of the exemptions prowded by Regulation 7 of the Partnership

[Accounts] Regulations 2008 not to altach the partnership accounts to these financiat staternents
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

Operating cash flows of joint ventures and funds {Group share]

2070 ik
Emn Fri
Reatal income receved from tenants - 131 160
Operating expenses paid to suppliers and employees [27} (23]
Cash generated from operations 104 137
Interest paid (58) [70)
Interest recenved 1 1
UK corporation tax paid 23 (2)
Cash inflow from operating activities’ 47 el
Cash inflow from operating activities deployed as: -
(Deficit] surplus cash retamed within joint ventures and funds (2] 7
Revenue distributions per consolidated staterment of cash flows 49 59
Revenue distributicns split between controlling and nonh-controlling interests
Attributable ta non-controlling interests 2 3
Attributable to shareholders of the Company 47 b
12 Other investments
ERE
Aoit 5o W% ) b B

a5 Fatat 25t EEEERE r_'a!
U e A L i
At 1 Apnil 129 28 1 150
Additrans 10 - 8 4 12
Transfers / disposals 14) [27) - [27)
Revaluation (7) i [4] - 12]
Depreciation / amartisation - - (3] 13) - i4) fal
At 31 March ) 111 3 11 125 74 5 10 129

Included within fair value through profit or loss s £93m (2018/19: £100m) comprising interests as a trust beneficiary. The trust's assets
cormprise freehold reversions in a pool of commercial properties, comprising Sainsbury’s superstores. The interest, categorised as
Level 3.1n the fair value hierarchy, 1s subject to the same tnputs as those disclosed in Note 10, and its fair value was determined by the
Directors, supported by an external valuation. The remaining amounts included in the fair value through profit or loss relate to private
equity/venture capital investments of £2m (2019/18: Enit] which are categonsed as Level 31n the fair value hierarchy and government
bonds of £16m (2018/19: £14m]) which are classified as Level 1 The farr value of private equity/venture capital investments 1s determined

by the Directors.
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13 Debtors

2120 S

im i
Trade and otner debtors ' 29 34
Prepayments and accrued income 10 ?
<anta. depos'is o o ) o B 17 1L

36 37

Trade and ather debtors are shown after deducting a provision for bad and doubtful debts of £14m (2018/1% £6m). The provision for
doubtfut debts 15 calculated as an expected credit loss on trade and other debtors in accardance waith IFRS 9 [see Note 1]. The charge to the
incorme statement in relation to write-offs and provisions made against doubtful debts was £8m (2018/19: £ 1m)].

The expected cradit loss 1s recognised on initial recognition of 2 debtor and 15 reassessed at each reporting period In crder to calculate
the expected credit {oss, the Group applies a forward-looking outlook to historic default rates. In the current reporting pericd, the
forward-looking outlock has considered the impacts of Covid-19 The historic default rates used are specific to how many days past due
arecewvable 1s. Specific provisions are also made in excess of the expected credit loss where information 1s available to suggest that a
higher provision than the expected credit loss 1s required. in the current reporting peried, an additional review of tenant debtors was
undertaken to assess recoverability in light of the Covid-19 pandemic

The Directors consider that the carmying amount of trade and other debtors s approximate to their fair value There s no concentration
of credit nsk with respect to trade debtors as the Group has a large number of custorners who are paying their rent in advance. Further
details about the Group’'s credit nsk management practices are disclosed in Note 17

14 Creditors

Trade credtors T T o T Ry T Ty
Other taxation and social security 27 28
Accruals 8¢9 82
Deferred inccme 58 71
Lease liabilities 7 -
Rental deposits due to tenants 17 14
7777777 S ) o ] 253 289

Trade creditors are interest-free and have settlement dates within one year. The Directors consider that the carrying amount of trade
and other creditors 1s approximate to their fair value.

15 Other non-current liahilities

LEBSE-‘ {-la-‘m-\l\t\es ' ' T ooTTmmrmomr T 156

During the current financial period, the Group adopted the new accounting standard [FRS 14, Leases The lease Labilities recognised as
aresult of IFRS 16 represent £40m of the totalin 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 tax 15 as shown below

Deferred tax assets year ended 31 March 2020

TApird Dulistad b Cradiad 3t March
20t SE e g an2d
[, - [, .S L1 SN L AL
Interest rate and currency derivative revaluations 1 {9 - -
Other timing differences & {1 - 5
7 2] - 5
Deferred tax Liabilities year ended 31 March 2020
Property and investment revaluations {6 - . - (6}
{6) - - 13}
Net deferred tax liabilities 1 {2 N 1]
1 AE1m creditin respect of the deferred tax asset, credited to income, results from the change in the tax rate used 1o calculate the deferred lax to 1974 (2018/1F 1774]
2 Af£tmdebitin respect of the deferred tax tiability, debited to equity, results from the change in the tax rate used te calculate deferred tax to 19/ (2018/1% 17 of
Deferred tax assets year ended 31 March 2019
t A Craron 3T WAL
PR ok alty P
T = =
Interest rate and currency derivative revaluations 4 - 1
Other timing differences o 7 - 6
11 - 7
Deferred tax liabilities year ended 31 March 2019
. . . . L - 1 . ,’,
Property and investment revaluatons [7] - 1 ()
7 - 1 4]
Net deferred tax assets 4 [4] T 1

The following corparation tax rates have been substantively enacted. 19% effective from 1 April 2017. The deferred tax assets and
liabitities have been calculated at the tax rate effective in the period that the tax 1s 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 (Z018/19: £123m) exist at 31 March 2020

The Group has recognised deferred tax assets on derivalive revaluations to the extent that future matching taxable profits are expected
to arise. At 31 March 2020, the Group had an unrecognised deferred tax asset calculated at 199% [(2018/19: 17%) of £52m [2018/1%2. £49m)
in respect of UK revenue tax losses from previous years.

Under the REIT regime, development praperties which are sold within three years of completion do not benefit from tax exemption.
At 31 March 2020, the value of such properties is £254m (2018/19: £148m) and if these properties were to be sold and no tax exemption
was avallable, the tax ansing would be £2Tm [2018/19: £11m].
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17 Netdebt

PP
. Pk
Secured on the assets of the Group - o
5 764% First Mortgage Deberture Bonds 2035 375 368
5 0025% First Mortgage Amortisng Debentures 2035 91 94
3.357% First Martgage Debentu-e Bonds 2028 249 252
Bank lnans 1 515 512
Lcan notes - 2
1,230 1,228
Unsecured
5.50% Semor Nates 2027 - 79
4 635% Semor US Jolar Notes 2021 2 180 148
4 766% Semor US Dollar Notes 2023 2 17 104
5 003% Senior US Sollar Netes 2026 2 80 &
3 81% Senor Notes 2026 113 M
3.97% Senior Nates 2026 115 113
0% Convertible Band 2020 347 343
2 375% Sterling Unsecured Band 2029 298 298
4.16% Senior US Dcllar Nates 2025 2 89 78
2 67% Semor Notes 2025 37 37
2 75% Semor Notes 2024 37 37
Floatirg Rate Semar Notes 2028 80 a0
Floating Rate Senior Notes 2034 102 -
Pank loans and overdrafts 677 264
2,272 1,803
Gross debt 3 3,502 3,031
Interest rate and currency derivative Liabil:ties o 169 130
Interest rate and currency derivative assets [231] [134]
Cash and short term deposits 45 (193] [242)
Total net debt 3,247 2765
Net debt attnibutable to non-controlling interests 13071 [104]
Net debt attributable to shareholders of the Company 3,140 2,681
Amounts payable under leases [Notes 14 and 15) 1463 97
Total net debt (including lease liabilities) 3,410 2,857
Net debt attributable ta non-controlling interests tincluding
lease Labiities] (112} (109
Net debt attributable to shareholders of the Company
lincluding lease liabilities) 3,298 2,748
| These are non-recourse borrowings wilh na recourse for repayment to other companies or az=ets i tha Groug
27
Hercules Jrit Trost 7 | ) 512
i 512

2 Principal and interest on these borrawings wer 2 fully hedged ints Sterling at a floating rate at the time of 1ssus
3 The principal amount of gross dewt ai 31 March 2020 was £3,2%4m (2018/19 £2,881m] Included i this s the prinoipal ameunt of secured borrowings and other borrowings of

non-recoursa companies of £1,1346m of which the berrowings of the partly-owned subsidiary, Hercules Unit Trust. not benghcially owned by the Group are £113m
4 Included within cash and short term deposiis s the cash and short term deposits of Herculas Unit Trust, of which Eermiis the properton nol beneficially owned by the Group
5 Cashand deposits not subject toa securty interest amount to £173m (2018/19 [226m]
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Metdebt continued
Maturity analysis of net debt

26028 A

£ m

Repayable: within one year and on demand T ey 99
Between:  one and twa years 88 710
two and five years 829 bié

five and ten years 1,141 808

ten and fifteen years 167 305

fifteen and twenty years 6060 465

2,865 2,732

Gross debt 3.502 3.031
Interest rate and currency derivatves (62} [24]
Cash and shart term depoesits {193 (242
Netdebt 3,247 2,765

0% Convertible bond 2615 {maturity 20241

0On 9 June 2015, Brnitish Land (White} 2015 Limited (the 2015 Issuer], a wholly-owned subsidiary of the Group, 1ssued £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 automatically transferred to
the Company in exchange for ordinary shares in the Company ar, at the Caompany’s election, any combination of ardinary 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 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 3.418p per ordinary sharel. As at 31 March 2020 the exchange price was 975.09p 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 a specified pertod, or at any ime 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 7 June 2020 [the maturity date] if they have not
already been converted, redeemed or purchased and cancelled

The Group has the ability to repay these honds via existing committed undrawn credit facilities

Fair value and book value of net debt

217

Debentures and unsecured bonds h ' 2,022 1964 © 2036 1810 126
Convertible bonds 347 347 - 343 343 -
Bank debt and other floating rate debt 1,197 1,191 3 784 778 4
Gross debt 3,566 3,502 b4 3,163 3,031 132
Interest rate and currency derivatwve liabilities 169 169 - 130 130 -
Interest rate and currency derivative assets {231 {231) - (154) (154} -
Cash and short term deposits (193} {133 - (242) (242 -
Net debt 3,31 3,247 64 2897 2,765 132
Net debt attributable to non-controlling interests 1107} {107) - (109) (104 )
Net debt attributable to shareholders of the Company 3.204 3,140 b4 2,792 2,661 131

The fair values of debentures, unsecured bonds and the convertible bond have been established by obtaining quoted market prices
from brokers. The bank debt and other floating rate debt has been valued assuming it could be renegotiated at contracted margins.
The dernvatives have heen valued by calculating the present value of expected future cash flows, using appropriate market discount rates,
by an independent treasury adviser

Short term debtors and creditors and other investments have been excluded from the disclosures on the basis that the fair value I1s
equivalent to the book value The fair value hierarchy level of debt held at amortised cost Is level 2 [as defined in Note 10].
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17 Netdebt continued

Group loan to value {LTV]

Group loan tovalue (LTV) - S - a9 220%
Principa’ amoun: of gross debt 3,294 2,881
Less debt attributakle tc mon-contralung interests {113} (212
Less cash and short term deposits [batance sheat] {193} (242,
Plus cash attributable to non-cortroiling interests b ?
Total net debt for LTV calculation 2,954 2,536
Group property portfelio valuation (Nate 10 8,106 2,028
Investrments 1n jaint ventures and funds (Nate 11] 2,358 2,560
Other investments and property, plant and equiprment [batance sheetl 131 131
Less proparty and investrments aitributable to non-controlung interests B {221] 3T
Total assets for LTV calculation ' 7 10,374 11,422

Proportionally consolidated {oan to value {LTV)

Har
Epe

Proportionally consolidated loan to value [LTV) - 2B%
Principal amcunt of gross debt 4,271 4,007
Less debt attributable to non-cantrolling interests (113 (112]
Less cash and short term deposits 1322] [402]
Plus cash attributable to nan-controlling interests b g
Total net debt for proportional LTV calculation 3,842 3,502
Group property portfolio valuation [Note 10 8,106 9.028
Share of property of joint ventures and funds [Note 10) 3,272 3,605
Other mvestments and property, plant and equipment [balance shest] 131 151
Less property attributable to non-controlling interests (221) (317]
Total assets for proportional LTY calculation 11,288 12,467
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17 Net debt continued

British Land Unsecured Financial Covenants

The two financial covenants applicable to the Group unsecured debt including convertible bonds are shown below:

4D%

- 29%

273
n

Net éofrawings not to excee % bf'.&djﬁsied Capital and Reserves
Principal amaount of gross debt 3,294 2,881
Less the relevant proportion of borrowings of the partly-owned subsidiary/nan-cantrolling interests {113} [112]
Less cash and deposits [balance sheet] (193} [242)
Plus the relevant proportion of cash and deposits of the partly-owned subsidiary/non -contralling interests ] g
Net Borrowings 2,994 2536
Share capital and reserves [balance sheet] 747 8,68%
EPRA deferred tax adjustment [EPRA Table Al & 5
Trading property surpluses [EPRA Table A 13 29
Exceptional refinancing charges (see below) 199 216
Fairvalue adjustments of financial instruments (EPRA Table Al 141 113
Less reserves attributable ta non-controlling interests (kalance sheetl {112) [211]
Adjusted Capital and Reserves - 7,394 8,841
In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt financial covenants, there 1s an adjustment of
£199m (2018/19: £216m) to reflect the cumulative net amortised exceptional items relating to the refinancings in the years ended
31 March 2005, 2006 and 2007.
e 3vg

AP e e .. e R
Net Unsecured Borrowings not to exceed 70% of Unencumbered Assets 30% 1%
Principal amount of gross debt 3,294 2881
Less cash and deposits not subject to a securtty interest (being £173m tess the relevant proportion of cash and depasits
of the partly-owned subsidiary/non-controlling interests of £4m] {1691 {227}
Less principal amaunt of secured and non-recourse berrowings [1,154] [1,158)
Net Unsecured Borrowings 1,969 1,502
Group property portfolio valuation [Note 10) 8,104 7,028
Investmeants i jaint ventures and funds [Note 11] 2,358 2,560
Qther investments and property, plant and equipment {balance sheet] 131 151
Less investments in joint ventures {2,358} (2,560]
Less encumbered assets [Nate 10) (1,733} [2,134]
Unencumbered Assets - 4,504 7,045
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17 Net debt continued

Reconciliation of movement in Group net debt for the year ended 31 March 2020

IR

e

Short term borrowings o 99 (121 TedT
Long term borrcwings 2,932 507 2,845
Dervat ves {24) 4 {62
Tatal liab hties frorm f nancing activities- 3,007 390 - - 3,440
Cash and cash equivalents (242) 49 - - - 193]
Net debt 2,765 439 - - 8 5 3247
Reconciliation of movement in Group net debt for the year ended 31 March 2019

Short term barrowings 27 [25] - - 99
Long term borrowings 310 {05 53 4 2,932
Dervalives- 23 [2) 169 - 24
Total lan lties from financing activities” 3,151 (132} - - [16]) 4 3,007
Cash and cash equivalents (108] {137 - - - (242
Net debt 3,046 [269) - - [15] 4 2,765

1 Cash flows on dervatives include £17m of net receipts on derivative interest
2 Cash flows on derwvatives include £17m of net receipts on derivative interest
3 Transfzrs comprises debt maturing from long term to short term boarrowings
4 Cash flows of £390m shown above represents net cash fows on cap tal payments i orespect of interest rate derrative of £1am, decrease in barw and other barrowings of
£189m and drawdowns on bank and other borrowings of £374m shown in the consolidated stalemenl of cash Bows, along with £17m of net recepts on dervative interest

3 Cash flews of {132m shown above represents net cash flaws on interest rate derrvative closeouts of £19m, decreasen bank and other borrowings of £574m and

drawdowns on bank and sther barravangs of £4dam shown in the consalidated statement of cash flows, along with £17m of nat receipts on derivative interest

Fair value hierarchy

The table below provides an analysis of financial instruments carried at fair value, by the valuation method. The fair value hierarchy

levels are defined in Note 10

2621 A
Level 1 Lovel 2 Lo 3 Tatal Lol Lee= G el P

Lm m € Em o “am - T S
Interest rate and currency dervative assets - 231~ - ENFEIT - EE N (E7A)
Other investments - fair value through profit
or lass (Note 12] (18] - {95l [111] {14] - [100] [114)
Assets (16) (231) £95] {3421 [14] {154 (100l [268]
Interes: rate and currency dervative lizb:lities - 169 - 169 - 130 - 130
Converuble bonds 347 - - 347 343 - - 343
Liabilities 347 169 - 516 343 130 - 473
Total an (621 {951 174 329 [24) [100] 205
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17 Netdebt continued

Categories of financial instruments

2
[

Financial assets
Amortised cost

Cash and shart term deposits 193 242
Trade and other debtors (Note 13) A 48
Other investments [Note 17 3 5
Fair value through profit or loss
Dervatives in designated fair value hedge accounting relationships' 209 148
Dervatives nat in designatad hadge accounting relationships 22 b
Other investments [Note 12] 11 14
584 563

Financial Liabilities
Amortised cost

Creditors {180} (2D8]

Gross debt {3,155} (2,688

Lease labiities [Notes 14 and 15) {163} [92]

Fair value through profit or loss

Derwvatives notin designated accounting relationships (167 [128]

Canvertible bond {347) [343)

Fair value through other comprehensive income

Oerivatives in designated cash flow hedge accounting relationships'” {2) (4]
) {4,614 £3.461]

Total (3,430) (2,898)

1 Derwvative assets and liabilities in desigrated hedge accaunting relationships s wathin the dervalive assets and dervative liabil-ties balances of the consolidated
balance sheet

2 Thefarvalue of derwative assels in designaled hedge accounting relat onships represents the accumulated amount of fair value hedge ad-ustments an hedged lams,

Gains and losses on financial instruments, as classed above, are disclesed in Note 6 (net financing costs), Note 13 [debtors),

the conselidated income statement and the consolidated statement of comprehensive income. The Directors consider that the

carrying amounts of other investments and head {eases payable are approximate to their fair value, and that the carrying amounts

are recoverable.

Capital risk management

The capital structure of the Group consists of net debt and equity attributable to the equity holders of The British Land Cempany PLC,
comprising issued capital, reserves and retained earnings. Riske relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 78 to 87. The Group's objectives, policies and processes for managing debt are set out in the Financial
policies and principles on pages 75 to 77

Interest rate risk management

The Group uses interest rate swaps and caps to hedge expasure to the vanability in cash flows on floating rate debt, such as revolving
bank facilities, caused by movements in market rates of interest The Group's objectives and processes for managing interest rate risk
are set out In the Financial pelicies and principles on pages 79 to 77

At 31 March 2020, the fair value of these derwvatives s a net ability of £166m Interest rate swaps with a fair value of [£2m) have been
designated as cash flow hedges under [FRS 9.

The ineffectiveness recognised in the Income statement on cash flow hedges in the year ended 31 March 2020 was £nil (2018/19 Eml)
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17 Netdebt continued

The cash flows accur and are charged to profit and loss until the matunty of the hedged debt. The table below summarises variable rate
debt hedged at 31 March 2020.

Variable rate debt hedged

Qutstard'ng-  aioneyear T ' 855 1,188
3t two years 1,005 1,008
at five years 250 250
al tenyears o 250 250

Fair value hedged debt

The Group uses interest rate swaps to hedge expasure on fixed rate financial bakbilities caused by movements in market rates
of interest.

At 31 March 2020, the fair value of these derwatives Is a net asset of £228m. Interest rate swaps with a fair vatue of £209m have been
designated as fair value hedges under IFRS 9 {2018/19. asset of £148m).

The cross currency swaps of the 2021/2023/2025/2026 US Private Placements fully hedge the foreign exchange exposure at an average
floating rate of 142 basis points above LIBOR. These have been designated as fair value hedges of the US Private Placements.

Interest rate profile - including effect of derivatives

PIER! Lo
Em [0

Fixed o capped rate o S 317 2Em
Variakle rate (net of cash] L 930 543
3,247 2,765

All the debt s effectively Sterling denominated except for £5m of USD debt of which £5rm 1s at a variable rate [2018/19. £1m),

At 31 March 2020 the weighted average interest rate of the Sterling fixed rate debt 15 3 2% (2018/1%9 3.4%] The weighted average period
for which the rate 1s fixed 15 8.0 years (2018/19. 8.9 years). The floating rate deht s set for peniods of the Company’s choosing at the
relevant LIBOR (or similar] rate.

Proportionally consolidated net debt at fixed or capped rates of interest

277t a3
Spot basis 1% 87%
Average cver next five-year forecas! period 75%: 63%

Sensitivity table - market rate movements

020 0
7 7 e [ RIS ENPES Dacteasn o Cemrese=
Movernent in interast rates [bps)™ o 58 (58] (85]
Impact on underiying annual prafit [Em) (12] 15 9
Maevernent in mediam and long term swap rates [bps)” 173 11731 173 [173)
Impact on cash flow hedge and non-hedge accounted derivatrve
valuatiors [Em] 106 (81) 65 [62)
Impact on convertible bond vaiuations (Em] 3 (1 7 [7)

1 The movement used for sensitivity analysis represents the largest annuat change in the three month Sterling LIBOR over the {ast ten years This assumes LIBOR doesn't fall
below D

2 This movernent used for sensitvity analysis represents the largest arnual change in the seven-year Sterling swap rate over the last ten years

3 The 0% 2015 Conwvertible Bond 15 designated as fair value through grofit or loss Principal components of the market value of this bond include Brit sh Land's share price
volatility and market interest rates
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17 Net debt continued

Foreign currency risk management

The Group's policy is to have no matenial unhedged net assets or liabilities denominated in foreign currencies. The currency risk on
overseas Investments is hedged via foreign currency denominated borrowings and dervatives The Group has adopted net investment
hedging in accordance with IFRS 9 and therefore the portion of the gain or less on the hedging instrument that i1s determined to be an
effective hedge 1s recognised directly in equity The ineffective portion of the gain or loss on the hedging instrument is recogrised
immediately in the incorme statement

The table below shows the carrying amounts of the Group’s foreign currency denominated assets and labilities. Provided contingent tax
on overseas Investments is not expected to occur 1t will be ignored for hedging purposes. Based on the 31 March 2020 position a 27%
appreciation [largest annual change over the last ten years} in the USD relative to Sterling would resutt in a Enil change (2018/19: £nil) in
reported profits

Furo denominated S o .

USD denom:nated 4 - 5 1

Credit risk management

The Group's approach to credit risk management of counterparties is referred ta in Financial policies and principles on pages 75 to 77
and the risks addressed within Managing risk in delivering our strategy on pages 78 to 87, The carrying amount of financial assets
recorded in the financial statements represents the Group’s maximum exposure to credit nsk without taking account of the value of any
collateral abtained

Banks and financial institutions:

Cash and short term deposits at 31 March 2020 amounted ta £193m (2018/19: £242m) Deposits and interest rate deposits were placed
with financial institutions with BBB+ or better credit ratings.

At 31 March 2020, the fair value of all interest rate dervative assets was £231m [2018/19. £154m).

At 31 Mareh 2020, prior to taking into account any offset arrangements, the largest combined credit exposure to a single counterparty
ansing from money market deposits, liquid investments and derivatives was £94m [2018/1%: £48m] This represents 0.8% (2018/1¢:
0.6%] of gross assets,

The deposit exposures are with UK banks and UK branches of internaticnal banks.
Trade receivables:

Trade recewvables are shown in the halance sheet net of expected credit losses made for irrecoverable debtors. Expected credit losses
are calculated on inihial recognition of trade recevables in accordance with IFRS 9, taking into account historic and forward-looking
information. See Note 13 for further details.

Liquidity risk management

The Group's approach to liquidity risk management is discussed in Financral policies and principles on pages 75 to 77, and the risks
addressed within Managing risk in delivering our strategy on pages 78 to 87,

The following table presents a matunty profile of the contracted undiscounted cash flows of financial labilities based on the earliest
date on which the Group can be required te pay. The table includes both interest and principal flows. Where the interest pavable 15 not
fixed, the amount disclosed has been determined 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 g interest rate swaps) the undiscounted net cash flows are shown
and for dervatives 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 1s used. Trade creditors and
amounts owed to Joint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its financial labilities through the various available hquidity sources, including a secure rental income
profile, asset sales, undrawn committed borrowing faciliies and, in the longer term, debt refinancings

The future aggregate mimmum rentals recewvable under non-cancellable operating leases are shown in the table on the following page
Incorme from jomt ventures and funds 1s not included on the following page Additionat iquidity will arise from letting space in properties
under construction as welt as from distributions receved from joint ventures and funds.
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17 Netdebt continued

Liquidity risk management continued

Woknie F'l,,,--w:w; S .
SRR A AN ot 3 EIRAE I
im £ i "
Deb: S - 638 179 581 1,980 3,378
Irte~ast on dabt 20 81 215 356 742
Dervative payments 11 156 132 258 557
Lease hability payments 11 10 25 465 511
Total payments 750 4L26 @53 3,059 5,188
Dervative receipts (31} [207] {179) {193) 16104
Net payment 719 219 774 2,866 4,578
Operaing leasas witn tenants 405 342 724 911 2,383
Liguidhity (defizit) surplus {313} 123 {50] (1,955) [2.195)
Cumulative liquidity deficit (313) (190} {240) {2,195)
Debt 1503 2,943
Interest an deot 384 7
Derwvative payments 7243 534
Head tease payments 287 397
Total payrents 203 B3 2514 4,645
Derwative receipts [24] (27 {180] [547)
Net payment 177 776 2,336 4,078
Operating leases with tenants 413 387 1,307 2,983
Liguidity surpuus [deficit] 23 (389] (1,029 (1,075
Cumulative liquidity surplus [deficit) 236 (153! (66) (1,095

1 Grass debtof £3.302m (2018/19, £3,031ml represents the total of £3.378m (2008119 {2,943 less unamortised 1ssue costs of £10m 12018719 £12m). plus fair value
adjusimeants to debt of £134rm {2018/19 £100m]

Any short term lguidity gap between the net payments required and the rentals recewable can be met through other iquidity sources

avallable to the Group, such as committed undrawn borrowing faciliies, The Group currently holds cash and short term deposits of

£193m of which E173m 1s not subject to a security Interest {see footnote 5 to net debt table on page 177. Further Liquidity can be

achieved through sales of property assets or investments and debt refinancings.

The Group’s property portfolio 1s valued externally at £8,106m and the share of joint ventures and funds’ property 1s valued at £3,288m,
The committed undrawn borrowing facilities available to the Group are a further source of iquidity. The matunty profile of committed
undrawn borrowing facilities 1s shown below

Maturity of committed undrawn borrowing facilities
4120 271y

fm T

Maturily date  over five years ' S s 275
between four and five years 1,046 832

between three and four years - 86

Total facilities available for more than three years 1,096 1,193
Between two and three years 20 435
Between one and twa years - -
Within one year - -
Total 1,116 1,628

The above facilities are comprised of British Land undrawn faciities of £1,096m plus undrawn facilities of Hercules Urit Trust

totalling £20m
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18 Leasing

Gperating leases with tenants

The Group leases out all of its investment properties under operating leases with & weighted average lease length of six years (2018/19:
six years) The future aggregate minimum rentals recewable under non-cancellable operating leases are as follows:

Lessthan oneyear

Between one and two years 387
Between three and five years 876
Between six and ten years 792
Between eleven and fitteen years 34
Between sixteen and twenty years 111
After twenty years 90
Total 2.383 2,983

Lease commitments
The table below reconciles the difference between the presentation of operating leases under IAS 17 and IFRS 16 as at 31 March 2019

Operating lease comrutments as al 31 March 2019 I
Discounted using the incremental borrowing rate at the date of iniial application 55
Add: finance lease abitines recognised as at 31 March 2019 92
Lease liability recognised at 1 April 2019 147

The Group's leasehold investment propertres are typically under non-renewable leases without significant restrictions. Lease liabilities
are payable as follows; no contingent rents were payable in either period. The lease payments mainly relate to head leases where the
Group does not own the freehold of a property. The lease payments 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.

bm

British Land Group

Less than one year 11 4 7 3 3 -
Between one and two years 10 4 & 3 3 -
Between two and five years 25 12 13 9 9 -
More than five years 465 328 137 382 290 92
Total ] 511 348 163 397 305 92
Less future finance charges - (348] (305)

Present value of lease abligations T 163 92
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19 Dividends

As announced on 26 March 2020, the Board deems 1t prudent to temporanily suspend future dividend payments, including the third
nterim and final dividend that were due for payment in May and August respectively.

A REIT 15 required to pay Property income Distributions [PIDs) of at least 90% of the taxable profits from its UK property rental business
within twelve months of the end of each accounting pericd 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
FID required would instead be subject to corporation tax at 19% provided that it anises as a conseguence of Covid-1% The Group
cornfortably passes ail other REIT tests and intends to remain a REIT for the foreseeable future,

PID dmidends 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 recewve dividends gross. Please refer to our website www britishland corn/dmdends
for details.

Paymemtgate . Deadena e
Current year dividends
07.02.2029 2020 2nd internim 7.9925 74
08.11.2079 2020 Tstinternim 7.9825 74
15.97
Prior year dividends
07.08.2019 2019 4thinterim 779 73
J3.05.2019 2019 3rd interim 7.75 74
J8 022019 2019 2nd internim 7.95 74
09.11.2018 2019 1stinterim 7.75 76
3100
03.08.2C018 2018 4thintenim 7.52 74
04 05.2018 2018 3rd interim 752 74
Dwidends in consolidated statement o
of changes In equity 295 298
Didends cettled i shares - -
Dvidends settled -n cash 295 298
Tirming d fference relating to payrnent
of withholding tax - -
Didends in cash flow staterment 295 298

1 Dradend split haif PI0, hal* non-PID

20 Share capital and reserves
2070 It

Nurber of ordinary shares inissue at 1 dpril 960,589,672 993,857,125

Share 1ssues 1,144,135 04,377
Repurchased and cancelled _ 237951100 (33,672,430
At 31 March 937,938,097 260,569,072

Of the 1ssued 25p ordinary shares, 7,374 shares were held in the ESOP trust [2018/19. 7.376), 11,266,245 shares were held as treasury
shares (2018/19: 11,246,245) 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 Allissued shares are fully paid In the year ended 31 March 2020 the Company repurchased and cancelled
23,795,110 ordinary shares at a weighted average price of 525p.

Hedging and translation reserve

The hedging and translation reserve comprises the effective portion of the curmutative net change in the fair value of cash flow and
foreign currency hedging instruments, as wetl 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 netinvestment in a foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to owner-occupled properties and investrments in joint ventures and funds
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20 Share capital and reserves continued

Merger reserve

This comprises the premiurm on the share placing in March 2013. Ne share premium is recorded in the Company’s financial
statemnents, through the operation of the merger relief provisions of the Cormpanies Act 2006,

At 31 March 2020, options over 3,949,662 ordinary shares were outstanding under employee share option plans. The options had a
welghted 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:

Erioandee
At Ac At AF March
Date of grant A 3r3mid dmpo e AL
Share options Sharesave Scheme h o
23.06.14 77,810 - - [11.467] [66,349] - 574.00 010919 030320
220415 514 - - - [516] - 69700 010918 01.03.19
220615 11,404 - - (6,025 5379 697.00 010920 010321
200616 31,570 - - - (28,610 2,960 608.00 01.0919 010320
200616 18,747 - - - [7,399) 11,348 60800 01.0921  0.e3zz
21.06.17 200.355 - (2,852] [85,002) 112,499 508.00 01.0920  01C3 2
210617 47,843 - - [4,133] [42,513] 21,197 508.00 010922 010323
290618 112,254 - - (5361 (54,7888 56,932 249,100 010927  01.03.22
29 06.18 61,135 - - (651 (26,5714} 33,928 34%.00 01.09.23 010324
18 06.1% - 301,744 - - [17.0427 284,702 435.00 010922 010323
18.06.19 - 156,803 - [687) [11.034] 145,080 435.00 01,0924  01.03.25
581,634 458,547 - [20,364)  [345,792] 674,025
Long Term Incentive Plan - options vested, not exercised
29.06.09 2582 - - [2.582) - 387.00 29.06.12 260919
21.12.09 56,938 - [13.497) 143,447) - 446.00 211212 211219
11.06.10 1,112,008 - - 11,077,750} - 34,258 447 00 110613 11.06.20
14.12.10 40,5746 - - [676] {7,047 32,853 510.00 141233 14.12.20
28.06.11 799,307 - - {1.912) {2,191 795,199 575.00 280674 280621
19.12.11 53,848 - - {2,438 (2,7931 48,617 45700 191214 19122
14.09.12 809,583 - - {1,152 (9.628] 798,803 53800 140915 14.09.22
201212 46,763 - - {4,340 (3,410) 39,013 563.00 201215 Z0.12.22
050813 194,410 - - - [14,1601 180,259 40100 050814 050823
051213 155,210 - - - [21,632] 133,578 600.00 051216 081223
28.06.17 26,541) - 62,672 - - 96,212 61717 280620 280627
3,297,750 - 69,672 [1,101,765] [106,884] 2,158,783 T
Long Term Incentive Plan - unvested options
220616 1,214,693 - - i1,214,693) - 730.50 220619 220026
28.06.17 1,130,121 - - (69,672] (27,5371 1,032,912 617.17 280620 2806727
26.06.18 83,942 - - - - 83,942 48" .40 260621 260628
2,678,756 - - [69,672) (1,242,230] 1,114,854
Total 4,308,150 458,547 62,672 11,191 801) [1,654.906] 3,949,662
Weighted average exercise
price of options [pence) 582 4235 617 459 676 563
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20 Share capital and reserves continued

At Ae [ AL My s '

Date of grant Tl . =1 Voitil i 023 Ve 2

Parformance Shares Long-fé_r_;r-i Incentive Plan

22066 1,071,555 - - [3,071,555] - 73050 2206719

28.06.07 1,716,702 - - [58,993) 1,657,709 61717 2805620

260618 1,053,360 - - [16,990] 1,034,370 £8140  26.062°

23.07.19 - 1,079539 - [38,951} 1,040,588 03060 230729
3,841,617 1,079,339 - [1.186,48%) 3,734,667

Restricted Share Plan

26 06.18 627,982 - - (378111 593,171 68140 260521

19.06.19 - 823,762 - [61,469] 762,293
£27,982 823,762 N (92,280) 1,352,464

Matching Share Plan

290616 293,732 - - [293,732) - S04 00 26067
293,732 - - (293,732) -

Total 4763331 1,903,301 - [1,579.501] 5,887,131

Weighted average price of shares [pence) 465 537 - 687 609

21 Segment information

The Group allocates resources to investment and asset management according 1o the sectors it expects to perfarm aver the medium
term. lts three principal sectors are Offices, Retall and Canada Water. The Retail sector includes leisure, as this is often incorporated
into Retall schermes. The Other/unallocated sector includes residential praperties.

The relevant gross rental income, net rental iIncome, operating result and property assets, being the measures of segrment revenue,

segment result and segment assets used by the management of the business, are set out en the following page. Management reviews
the performance of the business principally on a proportionally consclidated basis, which includes the Group's share of joint ventures
and funds on a Une-by-line basis and excludes non-controlling interests in the Group’s subsidiaries. The chief operating decision maker

for the purpose of segment information 1s the Executive Committee.

Gross rental income 1s derved from the rental of buildings. Operating result s the net of net rental income, fee iIncome and
administrative expenses. No custorner exceeded 10% of the Group’s revenues in either year
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21 Segmentinformation continued

Segment result

Ot e Tt Wate i
FAEDS A 2620 79 207 3 g 202 I
Lin tm £ o £m m cm L ™
Gross rental income
British Land Group 164 150 236 260 9 g 4 4 415 473
Share of joint ventures and
funds 71 70 71 83 - - - 142 153
Total 237 220 307 343 g 9 4 557 574
Net rental income
British Land Group 145 139 189 238 8 9 4 4 346 390
Share of toint ventures and
funds 53 66 66 78 - - - 129 142
Total 208 205 255 314 8 9 4 475 532
Operating result
British Land Group 146 132 193 235 3 4 [42) {42] 308 329
Share of joint ventures and
funds 57 6] 60 71 - - - - 117 132
Total 203 193 253 306 3 4 (42! 42 417 461
2520 EE]
Reconciliation to Underlying Profit <m =
Cperating result LT et
Net financing costs [111) 21
Underlying Profit 3048 340
Reconciliation to loss on ordinary activities before taxation
Underlying Profit 306 340
Capital and other {1,434) [671]
Underlying Profit attnbutable to nen-controlling interests 12 12
Loss on ordinary activities before taxation {1,118) [319;
Reconciliation to Group revenue
Gross rental inceme per operating s2gment result 557 576
Less share of gross rental income of joint ventures and funds 1142] (153
Flus share of gross rental incame attributatle to nan-controlling interests 18 16
Gross rental income [Note 3) 433 439
Trading property sales proceeds 87 350
Service charge income b4 76
Management and performance fees [from joint ventures and funds} 8 7
Other fees and commuissions 21 32
Revenue [cansolidated income statement) 613 704

Areconciliation between net financing costs in the consolidated 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,

£l (2018/1%- £ruil] was derved from outside the UK
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21 Segment information continued

Segment assets

7o : Pary ; 7 e =
Property assets
Betish Land Graup 4,470 L7296 2,940 4,053 364 303 147 H 7,941 8,741
Share cf joint venturss and
funds 2323 2012 213 1,524 - - - 19 3,236 3.555
Tatal 6,793 6,308 3,872 5577 364 33 147 128 11,1797 2316
Retconciliation to net assets
British Land Group o L T ’ L"’r
Property assets 11,177 12,316
Other non-current assets 131 151
Non-current assets 1,308 12,467
Other net current liabilities {261} (297
Adjusted net debt (3,854} {3,521
Other non-current liabilities - -
EPRA net assets (diluted) 7.213 8,649
Non-controlling interests 112 21
EPRA adjustments ] 1178} (7]
Net assets o 7,147 8689

22 Capital commitments

The aggregate capital commitments to purchase, construct or develop investment property, for repairs
or for the purchase of investments which are contracted for but not provided, are set out below.

. maintenance or enhancements,

2429 21
o o B B B B e £m [
Briush Land and subsidiaries 72 177
Share of joint ventures 54 m
Share of funds - 1

B 128 289

23 Related party transactions

Details of transactions with joint ventures and funds are given in Notes 3, 6 and t1. Buning the year the Group recognised joint venture
management fees of £8m (2018/19 E£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

Cornpanies Pension Scheme, and other smaller pension schemes, are given in Note 9
24 Contingent Labilities

Group, joint ventures and funds

The Group, joint ventures and funds have contingent liabilities in respect of legal claims, quarantees and warranties arising in the

ardinary course of business. [t 1s not anticipated that any material Labilities will arise from these cantingent liabilities.

AREIT is required to pay Property Income Distributions [PiDs| of at least 90% of the taxable profits from its UK property rental business
within twelve months of the end of each accounting periad. Following the temporary suspension of future dividends to best ensure we
can effectively support our custoerners 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 1t anses as a cansequence of Cowid-19. A total of £37m of corporation tax would be due by 31 March 2021 1f no further PIDs

were paid by this date in respect of the year to 31 March 2020 and no extension 1s agreed.
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25 Subsidiaries with material non-controlling interests

Set out below 1s summarnised financial information for each subsidiary that has non-contrelling interests that are matenial to the Group.
The information below 1s 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

2920

(o

Loss on ordinary activities after taxation {3861 [122]

Attributable to nan-controlling interests o (87] [29)

Attributable to the shareholders of the Company {2791 (93]
Summarised balance sheet as at 31 March

Setelims L Trusl

20 2 3

£m <

Tetalassers 1,002 1415

Total Labilities o {564] [941)

Netassets T 438 854

Non-controlling interests {112) [211)

Equity attributable to shareholders of the Company 326 543

Summarised cash flows

Net decrease in cash and cash equivalents ' ' ' o )
Cash and cash equivalents at 1 Apnil 40 43
Cash and cash equivalents at 31 March 29 40

The Hercules Unit Trust i1s a closed-ended property Unit Trust The unmit price at 31 March 2020 55 £280 (7018/19- £563] Non-controlling
interests collectively own 21 9% of units in 1ssue. The British Land Company PLC owns 78 1% of units in 1ssue, each of which confer
equal voting rights, and therefore 1s deemed to exercise control over the trust.

26 Subsequent events

After the year end. one of the bank facilites in HUT which was due to mature in Septernber 2020 was refinanced with an extended
facility to Decemnber 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 subsidaries are exempt from the requirements of the Companies Act 2006 relating to the audit of Individual accounts by

virtue of Section 4794 of that Act.

RERE

17-19 Bedford Strest Limited

18.20 Craven Hill Gardens Limited

20 Brock Street Lirmited

Adarmant Investment Corperaticn Limated
A.dgate Place [GP] Limn ted

Bayeast Property Co Limitea

BF Propco (No 1] Limitad

BF Propco (No. 3] Limited

BF Propco (No 4] Limited

BF Propca (No 5] Limited

8F Propca {No.13) Limited

3L CW Haoldings NoZ Cormpany Limited

BL [SP] Cannon Street Limited

BL Aldgate Holdings Limited

BL Broadgate Fragment ? Limited

BL Broadgate Fragment 2 Limited

BL Broadgate Fragment 3 Limited

BL Breadgate Fragment 4 Limnited

BL Breadgate Fragment 5 Limited

BL Broadgate Fragment & Lirnited

BL CW Develapments Limited

BL CW Develapments Plot A1 Limited

BL CW Developments Plot AZ Lirmited

BL CW Developments Plot D1/2 Company Limited
BL CW Developments Plot K1 Company Limited
BL CW Developments Plats H1 H2 Cormpany Lirmited

BL CW Developments Plots L1 L2 L3 Company
Limited

Bi Eden Walk Limited

Be Goodman (LP] Limited

BL GP Chess Na. 1 Limited

BL Guaranteeco Limited

BL HC {DSCLI Lirmited

BL HC Health And Fitness Holdings vimited
BL HC Invic Leisure Limited

BL HC Praperty Ho'dings Limited

BL Health Clubs PH No 1 Limited

BL Health Clubs PH No 2 Limited

BL High Street and Shopping Centres
Holding Lirmited

BL Holdings 2010 Limited

BL Oznaburgh 3t Residential Limited

BL Faddngten Holding Company 1 Limited
BL Padd'ngton Holding Company 2 Lim ted
BL Padd.ngton Praperty 1 Limited

BL Paddington Property 2 Limited

BL Faddington Property 3 Limited

BL Paddington Property 4 Lirmited

BL Piccadilly Residential Limited

BL Piccadilly Res:dential Retail Lirmited

Bl Shoreditch Development Limited

BL West End Investments Limited
Blackglen Limited

Blaxmill (Twenty-nine] Limitad

fiynL

07398971

0766783%
07401697
00225149
07829315
00435800
05270158
05270194
05270137
05270219
05270274
07667834
02283030
05876405
09400407
09400541
09400411
09400409
09400412
09400414
10664198
10782150
10782335
10997879
10997465
12141281

12140906
10620935
05056902
08572583
05403335
04290601
04374665
02464159
06824046
05643248
05643261

04002148
07353%86
06874523
11863703
11863746
11863429
11863540
11863747
118563835
08707494
09117243
05326670
07793483
05482088
05279010

BLD {SJlinvestments Lim.ted

BLD (SJ] Limited

BF Proparties (No 41 Limited

BL Departmnent Stares halding Company Limited
BLD Property Holdings Limted
BLSSP (PHT 5] Lirited

BLU Securties Limited

Boldswitch Limited

British Land City Offices Limited
Brinsh Land In Town Retail Limitea
British Land Offices [Non-City) Lirmited
British Land Offices Lirmuted

British Land Offices No.1 Limited

British Land Superstores [Non Secunitised] Number
2 Limited

Briush Land Department Stores Limited
Broadgate Properties Limited

Cavendish Geared Limited

Corrmish Residential Praperty investments Limited
Elementvirtue Limited

Hempel Holdings Limited

Hempel Hotels Limited

Hyfleet Limited

Insistmetal 2 Lirmited

Linestair Limited

Longford Street Residential Limited
Moorage [Property Developments) Limited
Osnaburgh Street Limited

Parwick Holdings Limited

PC Canal Lrmited

Pillar [Cricklewood] Limited

Pillar Auchinlea Limited

Piilar Dartford No.1 Limited

Pillar Developments Limited

Pitlar Estates No.Z Limitad

Pillar Kinna:rd timited

Fillar Nugent Lirmited

Pllar Projects Limtited

Plyrnouth Retail Limited

Regent's Place Holding T Limited
Regant’'s Place Holding 2 Limited
Regent's Place Holding Company Lirmted
Regents Place Management Company Lirnited
Regents Place Residential Limited
Shopping Centres Limited

Shoreditch Support Limited

Surrey Quays Limited

T8L [Lisnagelvin) Limited

TBL (Maidstone] Limited

TBL Praperties Limited

Teesside Leisure Park Limited

The Liverpoal Exchange Company Limited
Topside Street Limited

(BRI

03B63BG2
04484750
02924321
05270289
06002135
00823907
04104041
03323051
02307094
039446069
03325064
02740378
02725156
02338232

06514283
05312242
01982350
02779045
03523833
05423035
05341380
02728455
02835919
04181514
09656174
08700158
01185513
058846735
0604797168
09712919
02567025
02661047
04385738
02850427
02783379
02931056
02567031
02444288
103468557
11864369
11864307
10068705
07136724
11241644
02230056
02340815
05294243
03853783
03854415
038463190
02672136
00490255
112534728
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27 Audit exemptions taken for subsidiaries continued

ToMEATms  Cuss ause
’\l_.—_J"r'_a L o o R rognameor Nam= CHIL 8]
TPP tnvestments Limitad 04843814 Wardrobe Place Limited 00483257
United Kingdom Praperty Company Limited 00266486 Wates City of Londan Properties Limited 01788526
Viainitee Limitad 04106142

The fallewing partnerships are exempt from the requirements to prepare, publish and have audited indvidual accounts by virtue
of regulation 7 of The Partnerships (Accounts) Regulations 2008. The results of these partnerships are consolidated within these
Group accounts

[T Nar =

BL Shoreditch Limited Partrerstup Paddington Central | Lirmited Partnership
BL CW Lower Limited Partnership Paddington Central Y Limited Parinership
BL CW Upper Limited Partnership Paddington Kiosk Limited Partnership

BL Lancaster Lirmuted Partnershop Power Court Luton Limited Partnership
Heretord 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

el 7
Fixed assets B T T T )
investments and loans to supsidiar.es D 34,800 27,621
‘nyestments in|c ni ventures D 404 397
Other investrmants D 3 29
‘nterest rate derivative assets E 231 153
Defarrad tax asssats 5 7
35,471 28,407
Current assets
Cebtors G 13 <
Cash and short term depos ts = 142 182
185 187
Current liabilities
Short terrr barrowings and ovecdrafts E {5) [99;
Crediters H {711 [124]
Amounts due to subsidiaries (28,682} [20,786]
[28,758) (21,011]
Net current liabilities 128,603} (20.824)
Total assets less current liabilities 6,868 7.583
Non-current liabilities
Debentures and loans E [2,635] {2,075)
Interest rate derwvative lab litizs £ £165) [127)
{2,800] {2,202
Netassets . 4,068 5,381
Equity
Called up share capital 234 240
Share prem'um 1,307 1,332
Other reserves (53 (5]
Merger reserve 213 213
Retaned earnings 2,319 3,631
Total equity 4,068 5381

The loss after taxation for the year ended 31 March 2020 far the Campany was £896m [year ended 31 March 2019, £307m profit),

(o

Tim Score
Chairman

Approved by the Board on 26 May 2020
Company number 621920

o S

Simon Carter

Chief Financial Officer
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FINANCIAL STATEMENTS CONTINUED

Company statement of changes in equity

For the year ended 31 March 2020

EIE L] Juer Moge beafr o o Tetar

“apta o T ol ERR R sty
L L 1 U P SO
Balance at 1 April 2019 o o 240 1,302 13} 213 3,631 5,381
Share issues - 5 - - - 5
Purchase of own shares (4} - - - [119] [125]
Dwvidend pad - - - - [295) (295}
Fair value of share and share aption awards - - - - 12 (2
Loss for the year after taxation - - - - [896] 18961
Balance at 31 March 2020 234 1,307 15} 213 2,319 4,068
Balance at 1 April 2018 248 1.300 (5] 213 3,822 5578
Share 1ssugs - 2 - - - 2
Purchase of own shares =] - - - [198] (204)
Dmdend paid - - - - (298] [2%8]
Fair value of share and share cption awards - - - - (4] {4}
Profit for the year after taxation - - - - 307 307
Balance at 31 March 2019 i 240 1,302 G 213 3631 5,381

The value of distributable reserves within the profit and loss account 1s E918m [2018/19 €71 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 histonical cost basis, except for the revaluation of
derivatives which are measured at fair value. These financial staterments have also been prepared in accordance with Financial
Reporting Standard 101 Reduced Disclosure Framework [FRS 101°] The amendments to FRS 101 (2015/16 Cycle) 1ssued in July 2016
and effective immediately have been applied.

In preparing these financial staterments, the Company applies the recagnition. measurement and disclosure requirements of
International Financial Reporting Standards as adopted by the EU [Adopted IFRSs), but makes amendments where necessary in order
to comply with the Companies Act 2006 and has set out below where advantage of the FRS 107 disclosure exemptions has been taken.

The Company has taken advantage of the following disclosure exemptions under FRS 101

(a]
(b)
(el
d

{e]

If]

g
(h
0]

the requirements of IAS 1 to provide & balance sheet at the beginning of the peried in the event of a prior period adjustment
the requirements of IAS 1 to provide a statement of cash flows for the period

the requirements of IAS 1 to provide a staternent of compliance with IFRS

the regutrements of I1AS 1 to disclose information on the management of capital

the requirements of paragraphs 30 and 31 of I1AS 8 Accounting Policies, Changes in Accounting Estimates and Errors to disclose
new IFRSs that have been 1ssued but are not yet effective

the requirements in 1AS 24 Related Party Disclosures to disclose related party transactions entered into between two or more
members of a group, provided that any subsidiary which s a party ta the transaction 1s wholly-owned by such a member

the requirements of paragraph 17 of IAS 24 Related Party Disclosures to disclose key management personnel cornpensatian
the requirements of IFRS 7 to disclose financial instruments

the requirements of paragraphs 71-99 of IFRS 13 Fair Value Measurement to disclose information of fair value valuation techniques
and mputs

New standards effective for the current accounting period do not have a material impact on the finanaal staterments 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 JFRS 16, Leases, during the year ended 31 March 2020, JFRS 16 supersedes the existing accounting guidance in
IAS 17 Leases. The standard was adopted in accordance with IFRS 16 C8, comparative amounts are not restated and adjustments in
opening retained earnings have not been recognised

The new standard results in almost all leases held as lessee being recogrnised on the balance sheet as the distinction between
operating and finance leases 1s removed. The Company does not hold any matenal 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 habilities.
This results from loans due to subsidianes of £28,682m which are repayable on demand and therefore classified as current labilities.
These Labilities 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 1s well placed to manage its business risks
successfully despite the current economic climate. Accordingly, they believe the going concern basis 1s 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 subsidianies 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 s immaterial

Significant judgements and sources of estimation uncertainty

The key source of estimation uncertanty relates to the Company’s investments in subsidiaries and joint ventures. In estimating the
reguirement for impairment of these Investments, management make assumptions and judgements on the value of these Investments
using inherently subjective underlying asset valuations, supperted by independent valuers

{B} Dividends
Details of dividends paid and proposed are included in Note 19 of the cansolidated financial statements.

{C] Employee information

Employee costs include wages and salaries of £36m (2018/19 £38m), social security costs of £E4m (2018/19: E5m) and pension costs of
£4m (2018/19: £E4m]. Detalls of the Executive Directors’ remuneration are disclosed in the Remuneration Report on pages 118 to 133.

Audit fees in relation to the parent Company only were £0.3m (2018/19- £0 3m.

tD] Investmentsin subsidiaries and joint ventures, loans to subsidiaries and other investments

RSP B T

On 1 Aprl 2019 o T T “19702 8119 w729 28,247
Additicns - 2,483 7 ) 9,496
Disposals (826 (723) - - {1,569)
Depreciation / amortisation - - - (4] {4)
Provision for impairment - 1535] - - [935)
As at 31 March 2020 B 18856 15944 404 31 35,235

The histonical cost of shares in subsidiaries 15 £19,090m (2018/19- £20,025m). Investments in joint ventures of £404m (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 hinancial statements. The histarical cost of other investments 1s £57m [2018/19. £51m).
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[E} Netdebt

£
Secured on the assets of the Company
5.264% First Mertgage Debenture Bands 2633 375 348
510055% F rst Mortgage Arrertising Debentures 2035 21 %4
5 337% Tirst Mortgage Dekenture Bonds 2028 249 252
71 714
Unsecured
5 50% Senior Nates 2327 - 77
4.635% Serior US Oellar Netes 2020 180 168
4 766% Semor US Dollar Notes 2023 117 106
5 003% Senior US Dollar Notes 2024 80 69
3.81% Senicr Notes 2026 113 AN
3 97% Senior Notes 2026 115 13
2 375% Sterling Unsecured Bord 2029 298 293
4.16% Serior US Dollar Notes 2025 89 78
2.67% Semor Notas 2025 37 37
2 75% Senicr Notes 2026 37 37
Fioating Rate Senior Notes 2028 80 80
Ficating Rate Senior Notes 2034 102 -
Bank loans and overdrafts &77 264
1,925 1,440

Groass debt 2,640 2,174
Interest rate and currency denvative liabilities 165 127
Interest rate and cucrency dervative assets (231} [153)
Cash and short term deposits (142} [182i
Net deht T 2,432 1566
1 Prncipaland nterest an these barrowangs were fully hedged into Sterting at a floating rate at the time cf 1ssue
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

{E] Net debt continued

% Convertible bond 2015 {maturity 2028}

On 9 June 201%, British Land (White) 2015 Limited (the 2015 issuer}, @ wholly-owned subsidiary of the Company, 1ssued £350 million
zero coupon guaranteed convertible bonds due 2020 (the 2015 bonds] at par. The 2015 Issuer s fully guaranteed by the Company in
respect of the 2015 bonds

Subject ta their terms, the 2015 bonds are convertible into preference shares of the 2015 Issuer which are automatically transferred to
the Company 1in exchange for ordinary shares in the Company or, at the Company's election, any combination of ordinary shares and
cash. Bondholders may exercise their canversion nght 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 inittal exchange price was 1103.32p per ordinary share. The exchange price Is adjusted based on certain events [such as the
Company paying dmdends in any quarter above 3.418p per ordinary share). As at 31 March 2020 the exchange price was 975.09p 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 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] if they have not
already been converted, redeemed or purchased and cancelled.

The intercornpany loan between the |ssuer and the Company arising from the transfer of the loan proceads was initially recognised at
fair value, net of capitalised 1ssue costs, and 1s accounted for using the amortised cost method. In addition to the intercompany loan,
the Company has entered into a derivative contract relating to its guarantee of the obligations of the Issuer i respect of the bonds and
the commitment to provide shares or a3 combination of shares and cash on conversion of the bonds. This derwvative contract s included
within the balance sheet as a bability carried at fair value through profit and loss.

Maturity analysis of net debt

75320 I

£ B

Repayable within ane year and on dermand 5 99
between: one and two years 188 17
two and five years 599 479

five and ten years 1,147 808

ten and fifteen years 107 306

fifteen and twenty years 600 465

2,638 2,075

Gross debt 2,644 2174
Intarest rate derivatives TS T e
Cash and short ierm deposits {142 (182)
Net debt 2.432 1,966

[F] Pension

The British Land Group of Companies Pension Scheme and the Defined Contnbution Pension Scheme are the principal pensicn
schemes of the Company and details are set out In Note ¢ of the conscolidated financial statements
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{G) Debtors

Trsae ard other geotars
PrepayTents and accrued ncocme

[H] Cred:tors

“rade crediters
Corporation tax

Othe- taxation and social secLrity 21 25
Accruals and deterred incorre 29 30
71 124
(1} Share capital
Drd =y ynhae.
I L R e o Zm ) . 3.‘ z'a e;;h
Issued, called and fully paid
At 1 Apri. 2019 240 940,589,072
Share 1ssues - 1,144,135
Repurchased and cancelled (6] 123,795,118}
At 31 March 2020 234 $37,938,097

Issued, called and fully paid

At T Apnil 2018 248 993,857,125
Share 1ssues - 404,377
Repurchased and cancelled 18] (33,672,430
At 31 March 2019 240 760,589,072

{J} Contingent liabilities, capital commitments and
related party transactions

The Company has contingent Liabilities In respect of legal claims,
guarantees and warranties arising in the ordinary course of
business Itis not anticipated that any material labdities will arise
from the contingent biabilities.

A REIT 1s required to pay Property Income Distributions [PIDs) of
atleast 90% of the taxable profits from its UK property rental
business within twelve months of the end of each accounting
period. Following the termporary suspension of future dwvidends 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
consequence of Cowd-19 Atatal of £37m of corporation tax would
be due by 31 March 2021 1f ng further PIDs were paid by this date
in respect of the year to 31 March 2020 and ne extension 1s
agreed Af 31 March 2020, the Company has £nil of capital
commitments [2018/19: £nil).

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 lsted on the next page. Companies which are
In the process of being dissolved are marked with an asterisk [*).
All Group entities are included in the consclidated financial results

Unless otherwise stated, the Company holds 100% of the voting
rights and beneficial interests in the shares of the following
subsidiaries, partnerships, associates and joint ventures. Unless
otherwise stated, the subsidiaries and related undertakings are
registered in the United Kingdom.

The share capital of each of the companies, where applicable,
comprises ordinary shares uniess ctherwise 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 I1s York House, 45 Seymour Street,
London WTH 70X

47 Esplanade, St Helier, Jersey JE1 0BD

13- 14 Esplanade, St Helier, Jersey JET 1EE

1

2z

3 14 Porle de France, 4360 Esch-sur-Alzetie, Luxemibourg

4 300 Meadowhall Way, Sheffield, South Yarkshire, Ergland, 5% 1EA.
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Direct holdings

Compaw Naee

Bl Bluebutton 2074 Limited
BL Davidson Limited

BL European Fund Management LLP

BL Guaranteeco Limited

BL Intermediate Holding Cormpany Limited

BL Intermediate Holding Company 2
Lirnited

BLSSP [Funding) Limited

Bluebutton Property Management UK
Lim:ted [50% interest)

Baldswitch [No 1) Limited
Baldawatch Limited

British Land (White) 2015 Limited {Jersey]
[Founder Shares)

Brtish Land City

British Land City 2005 Limited

Briush Land Cormpany Secretarial Limited
British Land Financing Limited*

British Land Properties Limited

British Land Real Estate Limited

British Land Securiies Limited
Broadgate {Funding) PLC

Broadgate Estates Insurance Mediation
Servicas Lirmited

Hyfleet Limited
Kigsmere Froductions Limited
Londan and Henley Holdings Lirmited

Meadowhall Pensions Scheme Trustee
Limited

MSC Property Interrediate Hotdings
Lirmited (50% interest]

Regis Property Hotdings Lirmited

The British Land Corparation Lirmited

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

LUK Tax Res.dent
UK Tax Resident

LUK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Restdent
UR Tax Resident
UK Tax Residert
UK Tax Resident
U Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residen:

UK Tax Resident
JA Tax Resident
UK Tax Resident
UK Tax Resident

LK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
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Indirect holdings

venmanyhare .
T &4 & 7 Trton Limited
10 Brock Streat Limited

10 Portman Square Umt Trust [Jersey!
[Jrts]!

10 Tritan Street Limited

17-19 Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Lirmited

20 Triton Street Limited

338 Euston Road Limited

350 Fuston Road Limited

39 Victoria Street Lirnited
Adamant Investment Corporation Limited
Adshilta Limited®

Aldgate Place [GP] Limited
Aldgate Land Ore Lirn:ted
Aldgate Land Two Limited
Apartpower Limited

Ashband Limited

8.L. Howdings Limited

B.L.C.T. (12697 Limuted {Jersey)*
B.L.C.T. (21500) Lirmited [Jerseyl
Barnclass Limited

Barndrill Limited

Bayeast Property Co Limited

BF Prapco [No 1] Lirmited

B8F Propeo [No 19) Limuted

BF Propce [No 3] Limited

BF Propce [No 4] Limited

BF Propco [No 5} Limited

BF Properties [No 4] Limited

BF Properties [No 5) Limited

BF Propco [No 13] Limined

Birstall Co-Ownership Trust [Member
interest) (41.25% interest)

BL [SP) Cannon Street Limited

BL Aldgate Development Lirmited

BL Aldgate Investment Limited

BL Bradford Forster Limited

BL Brislingtan Limited

81 Broadgate Fragment 1 Limited

BL Broadgate Fragment 2 Limited

Bl Broadgate Fragment 3 Lirmited

BL Broadgate Fragment 4 Limited

BL Broadgate Fragment 5 Limited

BL Broadgate Fragment 6 Limited

BL Braoadway Investmeant Limitad

BL Chess Limited

Bi City Offices Holding Company Limited
BL CW Developments Infrastructure
Cornpany Lirnited

BL CW Developments Limited

BL CW Developments Plot A1 Limited
BL CW Developments Plot A2 Limited
It

BL CW Developments Plot D1/2 Cornpany
Limited

UK Tax Resident

UK Tax Resident

Overseas Tax Resident

LUK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
K Tax Residant
LK Tax Reaident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res dent
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Res:dent
UK Tax Rasident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident




LInLty NI

PR

AERE ELR AR

BLCW Jevelepments Plot G1 Limzed

BL CW Developmants Plat K* Company
Limited

BL CW Deveiopments Plots F1, F2 F3
Comipany Limitea

BL CW Deve.opments Plcts H1, H2
Company Limited

BL CW Deve.opments Piots LY, L7 L2
Company Lirmited

BL CW Holdings Limited

BL CW Haldings No2 Campany Limited
BL CW Heldings Flot A1 Company Limited
B CW Hold ngs Plot A2 Company Liritea
BL CW Heldings Plat D1/2 Cerrpany
Limited

BL CW Hold ngs Plat G1 Corrpany Lim.ted
BL CW Hold ngs Plot K1 Cempany Lim.ted

BL CW Holdings Plots F1, F2, F3 Company
Limited

BL CW Holdings Plats H1, HZ Company
Lirnited

BL CW Holdings Plots L1, L2, L2 Company
Lirmited

BL CW  ower GP Company Limited

BL CW Lower Limited Partnership
{Partnership interest]

BL CW Lower LP Company Limited

BL W Upper GP Company Limited

BL CW Jpper Limited Partnarship
[Partnership interest)

BL CW Upper LP Company Limited

BL Department Stores Hold'ng Company
Limited

BL Doncaster Wheatley Limited

BL Orummend Properties Limited

BL Faung Limited

BL Eden walk Lirmtad

B. European Holdings Limited

BL Fixed Uplft Furd Lirmited Partnership
[Partnership interest]

BL Fixed Uplift General Partner Limited
Bl Fixed Uplhft Norminee 1 Limvied

BL Fixed Uplft Nominee 2 tim:ed

BL Goodman [Gensral Partnes] Limited
(50% interest)

BL Goocdman Limited Partrership
(50% interest]

BL Goodmar [LP] Lirmited

BlL GP Chess Nao. 1 Limited*

BL HB Investments Limited

BL HC [DSCHI} Limited

BL HC (DSCLH Lirmuted

BL HC Dallyiew Limited

BL HC Hampshire PH LLP [Member
interest)

BL HC Health And Fitness Holdings Limited
BL HC Invic Leisure Limted

BL HC PH CRG LLP [Member interest]
BL HC PH LLP (Member interest]

JK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

JK Tax Rezident
UK Tax Resident
JK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Res dent
UK Tax Resdent
UK Tax Res dent

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Kesident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resdent
UK Tax Resident
{JK Tax Resident
UK Tax Kesident
UK Tax Resident

UK Tax Resident
UJ# Tax Rasident
UK Tax Resident
JK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

:.:”r-'",}q" -

BL HC PH No 2 LLP {Member 'nterest,
BL HC PH No 3 LL7P {(Member :nterest;
BL HC Praperty Hold ngs Limited

Bl Health Clubs Pk Na T Limuted

B Health Clubs PH No 2 Limited

B_ High Street ard Shopping Centres
Hoid ng Company Limited

BL holdings 2010 Limited

Bl Lancaster Invastments Lim.:ed

BL Lancaster Limited Partnarship
[Partnership interast)

BL Leadennall [Jersey] Lrmited *

BL Leisure and Industriat Holding Company

Lirnited

2L Marble Arch House Lrmited
BL Mayfair Ofices Limited

BL Meadowhall Hold ngs Limited
BL Meadowhall Lirmited

BL Meadowha'l No 4 Limited*
BL Newpart Limited

BL Office [Non -Cityl Halding Company
Limited

BL Office Holding Company Limited

BL Osnaburgh St Residental Ltd

BL Paddington Holding Company 1 Limited
BL Paddington Helding Cormpany 2 Lirmiied
BL Paddington Property 1 Lirmuted

BL Paddingtan Property 2 Lirmited

Bt Paddington Property 3 Lirmited

BL Paddington Property 4 Lirmited

BL Piccadilly Residential Lirmited

BL Piccadilly Residental Management Co
Limited

BL Piccadilly Residential Retall Lirited
BL Residential Investment Limited

BL Residential Management Limited
Bl Residual Helding Company Limited
BL Retail Holding Company Limited

BL Retall Indirect Investments Lirmited
BL Retall Investment Holdigs Limited
BL Retail Investments Limited

BL Retail Warehousing Holoing Corrpany
Limited

BL Sainsbury Superstores Limited [50%
Interest]

BL Shoreditch Develcpment Limitea

BL Shoreditch General Partner Limited

BL Shoreditch Limited Partnership
[Partnership mterest]

BL Shoreditch Ma. 1 Limited

BL Shoreditch No. 2 Lirmnited

BL Superstores Holding Company Limited
BL Tritan Building Residential Linited

BL Tunbridge Wells Limited

BL Unithotder No. 1 [J] Limited (Jersey]’
BL Unithelder No 2 (J] Limited [Jersey]
BL Universal Limited

UK Tax Resident

UK Tax Resident
UK Tax Residen:
UK Tax Resident
UK Tax Resident
UK Tax Residert

UK Tax Rezider:
LK Tax Residert
UK Tax Residert

UK Tax Resident

Overseas Tax Residert

UK Tax Residanrt
U Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rezident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Kesident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Res-dent

UK Tax Residant
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res:dent

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resident
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

vempsTy hame e
BL Wardrobe Court Holdigs Lirmited
BL West [Watling House] Limited

BL West End Investments Limited

BL Whiteley Limited

BL Whiteley Retail Limited

Bi Woolwich Limited

BL Woolwich Nominee 1 Limited

Bi Woolwich Nominee 2 Limited
Blackglen Limited

Blackwall [1)

Blaxmill [Twenty-ninel Limited

BLD [A) Lirmited

BLO {(Ebury Gate) Limited

BLD [SJ] Investments Limited

BLD [SJ] Limited

BLD Land Lirmited

BLD Properties Limited

BLD Property Heldings Limited

BLU Estates Limited

BLU Property Management Limited
BLU Securittes Limited

British Land [Joint Ventures] Limited
British Land Acquisitions Lirmited
Britsh Land Aqua Partnership [2] Limited
British Land Agua Partnership Limited
British Land City Gffices Limited
British Land Canstructeon Limited
British Land Department Stores Limited
British Land Developments Limited
Rritish | and Fiind Mananement |irnitad
British Land Hercules Limited

British Land In Town Retaill Lirmnited
British Land Industrial Limited

British Land Investment Managament
Limited

British Land Offices [Non-Cityl Lirmited

British Land Offices [Non-Criyl No. 2
Limited

British Land Offices Limited

British Land Offices No.1 Limited

British Land Property Advisers Limnited
British Land Property Management Limited
Broadgate [PHC 8] Limited

Broadgate Adjoining Properties Limited
Broadgate City Limited

Broadgate Caourt lnvestmen's Limited
Broadgate Estates Lirmited

Broadgate Estates People Managernent
Lirrnted

Broadgate Investment Holdings Limitad
Broadgate Properties Lirmuted
Broadgate REIT Limited {50% interest)”
Broadgate Square Limited

Broughton Retail Park Lirmited {Jerseyl

LisC
Fozs

UK Tax Residen
UK Tax Resident
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
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rezident
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resiaent
UK Tax Resident
LK Tax Resident
VK Tav Resident
UK Tax Resident
UK Tax Resident
LK 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
Uk Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Someany Nama

BVP Developments 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 Lirmited

City of Londen Office Unit Trust [Jerseyl
{Unns] [39.94% interest]’

Clarges Estate Property Management
Co Limited

Comgenic Limited

Cornish Residentiat Properties Trading
Limited

Cornish Residential Property Investments
Limited

Crescent West Properties

Deepdale Co-Ownership Trust {35.07%
interest]

Derby investrment Holdings Limited
Drake Circus Centre Limited

Drake Circus Leisure Limited

Drake Property Holdsngs Lirmited

Drake Property Norminee (No 1) Limited
Drake Property Nominee [No, 2] Lirmited

Eden Walk Shopping Centre General
Partner Limited [50% interest]

Fden Watk Snopping Centre Vit Trust-
[50% interest] [Jersey} (Units)

Elementvriue Limitad

Elk Mill Oldham Limited

Estate Management (Brick] Limited
Eusten Tower Limited

Exchange House Holdings Limited
Exchange Square Management Limeted
Fort Kimnaird GP Limited [39.07% interest]

Fort Kinnaird Limited Partnership [3% 07%
interest]

Fort Kinnaird Nominee Limited {39.07%
Interest]

Four Broadgate Lirmited

FRP Group Limited
Garamead Properties Limnited
Gardenray Lirmuted

Gibraltar Generat Partner Limited (39.07%
Iinterest]

Gioraltar Norminees Limited [3%.07%
interest]

Giitbroak Retail Park Nattingham Limited
Hempel Holdings Limited

Hempel Hotels Limited

Hercules Property UK Holdings Lirnited

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

Overseas Tax Resident

UK Tax Resident
UK Tax Resident

LUK Tax Resident

UK Tax Resident
LK Tax Resident

UK Tax Resident
UK Tax Kesident
UK Tax Resident
LJK Tax Resident
UK Tax Residant
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resdent

UK Tax Resrdent
LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Hercules Property UK Limited

Hercules Unit Trust (78.14% interest)
Uersey] (Units)’

[Urits] [78.14% interest)
Broughton Unit Trust {78 14% interest]’
Brunswick Park Limited

Overseas Tax Resident
Overseas Tax Resident

UK Tax Resident Overseas Tax Resident
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Hereford C.d Marker Limited
Hereford Shopping Centre GP Limited
Herzford Shopping Centre Lirnitan
Partnershp

Herndrift Limited

HU™ Investmerts - imited [Jersey) (78.14%
irterest]’

Industrial Keal Estate Limited
Insistmeral 2 Limitea

Ivorydell Limitad

Ivorydell Suks diary Limiteo

Jetbloom Lim ted

Lancaster General Pariner Limited
Linestair | imited

London and Henley [UK] Lim:ted
Londor and Aenley Limited
Lonebridge UK Limitad

Longtord Street Residential Lirmited
Ludgate Investment Holdings Limited
Ludgate West Limited

Maytair Properties

Mayflower Retail Park Basildon Limited

Meadowbank Retail Park Edinburgh
Lirmited

Meadowhall Centre (1999) Limited
Meadowhall Centre Limited

Meadowhall Centre Pension Scheme
Trustees Limited

Meadowhall Estates (UK) Limnited
Meadowhall Group [MLP] Lirited
Meadowhall Holdings Limited
Meadowhall [MLP] Limited

|

Meadowhall Opportunities Narm nee 1
Limited

Meadowhall Opportunities Narminee 2
Lirmited
Meadowhall Shopping Centre Limited

Meadawhall Shopping Centre Property
Holdings Limvted

Meadowhall SubCo Limited

Mercari

Mercari Holaings Lirmited

Minhill irvestments Limited

Moorage (Property Devewapments] Linuted
Nugent Shopping Park Limited

One Hundred Ludgate Hil.

One Shelden Square Limited [Jersey
Orbital Shepping Park Swindon Limited
Osraburgh Street Limited

Paddington Blaock A {GP] Ltd
Paddington Rlnk A LP [Partnership
interest)

Paddington Block B [GP) Lid
Paddington Block B LP (Partnership
interast)

Paddington Central | [GP) Limited

Paddington Central | LP {Partnership
Interest]

UK Tax Res dent

UK Tax Res dant

UK Tax Resident
U Tax Resident

Cverseas Tax Res.dent

UK Tax Resident
JA Tax Resident
LUK Tax Res dant
UK Tax Resdent
LUK Tax Residen:
UK Tax Resdent
UK Tax Residen:
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
L Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

LK Tax Residant
UK Tax Resident

UK Tax Residant
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 Residert
UK Tax Resident

LUK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident

AR

Paddington Central | Unit Trust arsey!
[Jrits]

Paddingion Centrad It [GP] L.m ted
Paddingten Central [I LP {Partnership
intarest]

Padaington Centrat ! Uit Trust [Jersey!
[Lnizs]

Paddington Cantra. IV Un : Trust [sersey]
(Units!

Paddington Kiosk [GP] Ltd

Paddingtan Kiosk LP [Patnership interest]

FaddingtonCentral Management Company
cimitad (87 5% interas:]

Parwick Holdings Limited
Parwick Investments Limited
PC Canal Lirmited

PC Lease Naminee Ltd

PC Fartnership Norminee Ltd
Piccadilly Res dertial Lim ted
Pillar [Cricklewood] L.muted
Pillar [Dartiord] Lirmited
Pilar (Fulham) Lirmited

Pillar Auchirtea Limited*
Piliar Broadway {imvted
Pilar City Limited

Piliar Dartford No 1 Lirmitad
Piliar Denton Limited

ar Develcpments Limited
ar Estates No.2 Limited*

[
[
|
[
[
Pill

Pill

Pillar Europe Management Limited
Pillar Fort Limited
Pitlar Gallions Reach Lirnited
Pillar Glasgow 1 Limited
Pillar Hercules N2.2 Limited
Pillar Kinnaird Limited*
Pillar Nugent Liruted

Pillar Projects Limited

Pillar Property Graup Limited
PillarStere Limited

Piymaouth Retail Limited
Power Court GP Limited

Power Court Luton Limited Partnership
[Fartnerstip interest]

Power Court Nominee Limited

PREF Management Company SA
(Luxambourgl’

Project Sunrise Investments Limited
Praject Sunrise Limited

Project Sunrise Propertes Limifad
Rebaline Limited

Regent's Place Holding 1 Limitea
Regent's Place Holding Z Limited
Regent's Place Holding Company Limited

Regents Place Management Company
Limited

Regents Place Residential Limited
Rigphone Limited
Rohawk Properties Limited

Cverseas [ax Resider:

UK Tax Resider:

JX Tax Residen:

Overszas Tax Resident

Overseas Tax Resident

UK Tax Res dent
UK Tax Resident

UK Tax Residant
UK Tax Resident
UK Tax Resider:
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Hesident
UK Tax Residert
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
Ur Tax Resident
UK Tax Res.dent
UK Tax Resident
UK Tax Residznt
UK Tax Kesigent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UX Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resideni
UK Tax Residant
UK Tax Eesident

LK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
UK Tax Residant

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Limpany Mim-
Salmax Properties

Seymour Street Homes Limited
Shapping Centres Limited
Shareditch Support Limited

Six Broadgate Limited

Southgate General Partner Limited (50%
interest)

Southgate Property Uit Trust [erseyl
Jnits] (50% interest]'

Speke Unit Trust (67.34% interest] [Jersey)
{Units)

Sprint 1118 Lirmited

St. Stephens Shopping Centre Limited
Stockton Retail Park Limited
Storey London Offices Limited
Starey Offices Limited

Storey Spaces | imited

Surrey Quays Lirited

T [Partnershsp] Limited
Tailress Limited

TBL {Bromley] Limited

TBL [Bury) Limited

TBL [Lisnagelwn; Limited

TBL IMaidstone] Limitad

TBL {M:lton Keynes) Lirited
TBL {Peterborough] Lirmited
T8L Holdings Limited

TBL Properties Limited
Teesside Leisure Park Lim ted

The Aldgate Piace Limited Partnership
iPartnership interest)

The Dartford Partnership [Membear interestl
[50% interest]

The Gibraltar Limited Partnership
{Partnership interest] [39 07% interest}

The Hercules Property Limited Partnership
[Partnershipl

The Leadenhall Developmeant Company
Lirmited (50% interest]

The Liverpool Exchange Company Limited
The Mary Street Estate Lirmitad

The Meadawhall Education Centre [Limited
by quarantee] (50% mterest]:

The Retail and Warehouse Company
Lirnited

The TBL Praoperty Partnership {Partnership
interest|

The Whiteley Co-Ownership [Member
interest] {50% intarest)

Tollgate Centre Celchester Lirmited
Topside Street Limited

TER Investments Limited

Tweed Premiar 4 Limited

Union Property Corporatian Lirmited
Union Property Haldings [London) Limited

e

rishat s
UK Tax Resident
UK Tax Resident
UK Tax Reswdent
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Ovarseas Tax Resident

UK Tax Resident
UK Tax Resrdamt
UK Tax Resident
UK Tax Resident
UK Tax Resiaent
UK Tax Resdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residant
JK Tax Resident
UK Tax Residert
UK Tax Resident
Uk Tax Resigent
UK Tax Resident
UK Tax Res.dent
UK Tax Resident
UK "Tax Resident

Uk Tax Residant

LK Tax Resident

UK Tax Resdent

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Res-dent

UK Tax Resident

UK Tax Resident
LK Tax Resident
UK Tax Resident
UK Tax Res dent
UK Tax Resident
UK Tax Resident
UK Tax Resident
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Toracary Nain=
Valentine Unit Trust [Jersey] (Units]

[39 07% interest:

Vicinitee Lirnited

Vintners' Plaze Limited

Wardrobe Court bimited

Wardrobe Holdings Limited

Wardrobe Flace Lirmited

Wates City of Landon Properties Limited

Westhourne Terrace Partnership
[Partnership interest]

Whiteley Shopping Centre Unit Trust
[Jerseyl {Units]’

WK Haldings Lirited

WOSC 1 Nominee Lirmnited [25% interest!
WOSC 2 Nominee Limited [25% interest]
WOSC GP Lim ted [25% interest)

WOSC Partners LP [Partrership interes:
[25% interest]
York House W1 Limited

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
LIK Tax Resident
UK Tax Resident
UK Tax Resident
WK Tax Resident

UK Tax Resident

Overscas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident




Supplementary disclosures

Unaudited unless otherwrse stated

Table A: Summary income statement and balance sheet {Unaudited}

Summary income statement based on proportional consolidation for the year ended 31 March 2020

The following pro forma information 1s unaudited and does not form part of the consolidated primary statements or the notes thereto.
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

e warded 1T Maror

LeLp A .. 0 LAl N
£ &m B g o
Grossrentalincome? 436 560 a3y 155 576
Property operating expenses (701 1 (g2 (35! (101 1 [44}
Net rental income 366 (17} 478 404 145 [17) 932
Admin:strative expenses (73] (1] - (741 (80l (1] - [81]
Net fees and ather income 12 - 1 13 7 - 1 10
Ungeared income return 305 128 i16) 417 KL Va4 [16) 461
Net financing costs (66} 149] 4 111y (67] (58] 4 [121]
Underlying Profit - i 239 79 (123 3G6 766 84 (12) 340
Underlying taxaticn - - - -~ - - -
Underlying Profit after taxation 239 79 112] 366 266 86 [12] 346
Valuaticn movement {1,3891 (683]
Otner capital and taxation [net] 56 ) 5
Result attributable to shareholders of
the Company {1,027 [251]

1 Includes ather comprehensive income, movernent ir dilutian of share opticrs and the movermant intems excluded for EPRA NAY
2 Group gross renial incame sncludes £3m of allinclusie rents relating to service charge income

Summary balance sheet based on propoertional consolidation as at 31 March 2020
The following pro forma information 1s unaudited and does not form part of the consolidated pnimary statements or the notes thereto

It presents the composition of the EPRA net assets of the Group, with its share of the net assets of the joint venture and fund assets and
labnlities included on a bne-by-line basis, and excluding non-controlling interests, and assuming full dilution.

ERRA N~ SERA B
RN AN kR j\: :';ﬂji\
S B x 315
o + Il s fm
Retal propertizs ) 3204 96 - - 3,873 5ET7
Office properties 4,525 - - 6,793 6,308
Canada Water properties 400 - - - - 384 303
Other properties 147 - - - - 147 128
Total pronerties’ 8,276 3,288 [221] - - 11,177 12,378
Investments in joint vertures and
funds 2,358 [2,358) - - - - - - - -
Ctherinvestments 125 - - - - - - - 125 129
Other net (Lat:ilities] assets (345) {77 4 18 & - 179 - (235) [279)
Net debt 13,247} (853 105 - - 141 - - 13,854} (3,521]
Net assets 7,147 - (112) 18 6 141 - 13 7,213 8647
EPRA NAV per share [Note 2] 774p 905p
T Included within the tatal proparty valuzs of C11,1777m are rght-ot-use assets net of tease Liabilities of £20m, which in substance, relate (o properlies held urdsr leasing
agraements The fair value of right-of -use assets are determinad by calcutating the present value of net rental cash'lows aver the term of the lease agreements
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued

EPRA Net assets movement

Ponie senca

o B . . CL BT pmishwe R P shae
Opening EPRA NAV 8,649 Q05 9,560 367
Income return 3046 33 340 35
Capital return 11,322 1139] [749] (77)
Dividend paid 1295} £31] [298] (30]
Purchase of own shares {125} & (204} 10
Closing EPRA NAY 7213 774 B9 903
Table B: EPRA Performance measures
EPRA Performance measures summary table
28t .
om uzlf‘i‘:\:lji

EPRA Eammgé - basic s 328

- diluted 306 327
EPRA Net Imuzl Yield L&Y
EPRA topped-up’ Net Imtial Yield 5.1%
EPRAVacancy Rate 6.3%

Notasent, A
Lin ¢

EPRA NAY ' ' 7,213 7%
EPRA NNNAY 6,762 726
Catculation and reconciliation of EPRA/IFRS earmings and EPRA/IFRS earnings per share
{Audited] e o
Loss atiributabie ta the sharehalders of the Company ’ ’ {1.027) (221]
Exclude:
Group - current taxation {4) (3]
Group - deferred taxation 2 4
Jointventures and funds - taxation - (2]
Group - valuatian movement 1,105 420
Group - [prafit] loss on disposal of nvestment properties and investrments {1} 18
Group - profit on disposal of trading properties (17} (92]
Jointventures and funds - net vatuation movernent [incwding result on disposals) 284 40
Jointventures and funds - capital financing costs 22 21
Changes in fair value of financial instruments and assocated close-out costs 41 Lh
Non-cantrolling interests in respect of the above 199} (41}
Underlying Profit o 306 340
Group - underly.ng current taxation - -
EPRA earnings - basic and diluted - 306 340
lLass attributable to the sharehaolders of the Company {1,027) (291}
Dilutive effect of 2015 convertible bond L ) - -
IFRS earnings - diluted T 11,027) 291)
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Table B continued

Weldhted éve*age number of sFares
Adjustment for treasury shares 4 1,
IFRS/EPRA Weighted average number of shares [basic) 934 571
Dilutive effect of share cpticns - 1
Dilutive effect of ES0% shares 3 2
EPRA Weighted average number of shares (diluted) . 937 7L
Strip aut anti-ditutive - (3% [3i
IFRS Weighted average number of shares (diluted) h 934 |
Net assets per share [Audited]

22 o

- ) o

£m fE e e Cor oIt al

Balance sheet netassets o TALT B.4B%
Daferred tax arising on revaluation maovernents [} 5
Mark-tc-macket or derwvatives and related debt adjustments 141 13
Dilution effect of share options 18 24
Surplus antrading propert es 13 29
Less ran-controlling interests (112} [211]
EPRA NAV 7,213 774 8,649 905
Deferred tax aris:ng on revaiuation movements h 191 (1
Mark-to-rnarket on derwvatives and related debt adjustmerts {141} [113]
Mark-to-market on debt ) (301) [364])
EPRA NNNAV 6,762 726 8,161 854

EPRA NNNAY 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

e ba
RN
Number of shares at yéar'é'nﬂdww S S 960
Adjustment for treasury shares (111
IFRS/EPRA number of shares [basic) o 949
Dilutive effect of share options - 3 2
Dilutive effect of ESOP shares 2 5
IFRS/EPRA number of shares [diluted) 932 956
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless gtherwise stated

Table B continued

New EPRA Best Practice Recommendatons

EPRA published its latest Best Practices Recommendations in October 2019 which included three new Net Asset Valuation metrics,
namely EPRA Net Reinstatement Value [NRV], EPRA Net Tangible Assets (NTA] and EPRA Net Disposal Value (NDV]. These metrics are
effective from 1 January 2020 but have been presented below as at 31 March 2020 to provide a comparnison ta the current measures,

EPRA NAV and EPRA NNNAY

EPRA EPRA

MRV MYA

R, . e _fEm R
At31March2020

EPRA net asset value 7,213 7,213

Adjustment for

Purchasers’ costs 659 -

intangibles - {11}

Deferred tax adjustment! - -

7,872 7,202

Per share measure 845p 773p

I The new EPRA guidance states that deferred laxes expected to crystallise should no tonger be excluded The Group will conduct a review of such iterms upon adoption of the

guidance but dees not expect any resulting EPRA adjustment to be material

As the Group's EPRA NDV 15 the same as the EPRA NNNAVY, there are no recanciling ttems

At31March2020 T 777

EPRA net disposal value 5,762
Per share measure 726p
EPRA Net Initial Yield and ‘topped-up’ Net Imtial Yisld (Unaudited)

Investment proper1yiw\7,;;F18LL§fb'\,v'hedﬂ T 7,941 8761
Investment praperty - share of joint veritures and funds 3,235 3.555
Less developments, residential and land (1,140] [1,098)
Completed property portfolio 10,037 11,218
Allowance for estimated purchasers’ costs 724 751
Gross up completed property portfolio valuation (Al i 10,761 11,969
Annualised cash passing rental income R 517 548
Property autgoings (21 [14]
Annualised net rents (B) 496 534
Rent expiration of rant-free periods and fixed uplifts’ 49 32
‘Topped-up’ net annualised rent (C) 545 566
EPRA Net Initial Yield (B/A) L &% 4.5%
EPRA ‘topped-up’ Net Initial Yield (C/A) 5.1% 4.7%
Including fixed/minimurn uplifts received in leu of rental grawih 10 8
Total ‘topped-up’ net rents (D) 555 574
Overall ‘topped-up’ Net Initial Yield (D/A] 5, 2% 48%
‘Topped-up’ net annualised rent 545 566
ERV vacant space 38 22
Reversians 13 30
Total ERV (E) B 5%6 618
Net Reversionary Yield [E/A) 5.5% 5.2%

1. The weighted average period over which rent-free pernods expireis one year [2018/19 one year]
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Table B continued

EFRA Netinitial Yield (NiY] basis of calculation

EPRA NIY 1s calculated as the annualised net rent {on a 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 determined by the relevant stamp duty Lability, plus an estimate by our
valuers of agent and legal fees on notional acquisttion The net rent deduction allowed for property outgoings 1s based on our valuers’
assumptions on future recurring non-recoverable revenue expenditure

In calculating the EPRA topped-up’ NIY, the annuzlised net rent 1s increased by the total contracted rent from expiry of rent-free
periods and future contracted rental uplifts where defined as notin Lieu of growth Overall tapped-up NIY 1s calculated by adding any
other contracted future uplift to the topped-up” net annualised rent.

The net reversionary yteld 1s calculated by dividing the tatal estimated rental value [ERV] for the completed property portfolio,
as determined by our external valuers, by the gross completed property portfolio valuation.

The EPRA vacancy rate 1s calculated as the ERV of the unrented, lettable space as a proportion of the total rental value of the completed
property portfolio

EPRA Vacancy Rate

Annualised VpO[eﬂTla‘ rental value of vacant prem.ses ’ o 38 2t
Arnualised potential rental value for tne campletad proparty portfolio 533 £27
EPRA Yacancy Rate - 6.3 4.1%

The abave 1s stated for the UK portfolic anly A discussion of significant factors affecting vacancy rates s imcluded within the Strategic
Report [page 58)

EPRA Cost Ratios {Unaudited)

Braperty o-pe'rat\r!g exoense: T o
Adrunistrative expenses B
Share of joint ventures and funds expenses 11
less  Performance and management fees {frem joint ventures and funds) (8} ]
Net other fees and cornm ssions (B 2]
Ground rent costs and operating expenses de facto :nciuded 1n renig {15 191
EPRA Costs lincluding direct vacancy costs} (A - T 127 106
Direct vacancy costs o 3oy 03
EPRA Costs [excluding direct vacancy costs) (8) o h 97 93
Gross Rantal Inccme less grourd rent casts and operaning exoenses de facto included 'mrents 398 414
Share of joint ventures and funds [GR! less ground rent costs) 142 133
Total Gross Rental Income less ground rent costs (Cl o sS40 547
EPRA Cost Ratio [including direct vacancy costs| [A/C) 23.5%, 18.7%
EPRA Cost Ratio [excluding direct vacancy casts) {B/C) 18.0% 16.4%
mpairment of tenant incentives and guaranteed rentincreases (0] 20 -
Adjusted EPRA Cost ratie [including direct vacancy casts and excluding impairment of tenant incentives and
guaranteed rentincreases) (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 operanng expenses capnaiised ncluding share of joint ventures and funds) 5 6

| included witnin property operating expenses 0 the current yearis £13m (201819 £nillin relaticr to write-offs and previsior aganst lenant incentive balances hald by the
grovpard £3m (2018/19 £ril)in retation to write-offs of quarantead rent increases

In the current year, employee costs in relation to staff ime on developrment projects have been capitalised into the base cost of relevant

development assets. In addition to the standard EPRA Cost ratios [both including and excluding direct vacancy costs], adjusted versions

of these ratios have also been presented which remove the impact of the impairment of tenant incentives and guaranteed rent

increases which are exceptional items in the current year, to show the impact of these items on the ratiwos.
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless otherwise stated

Table C: Gross rentalincome

Zncl
. R e S
Rent recervable” o 558  §
Spreading of tenant incentives and guaranteed rent increases {3)
Surrender prermia >
Gross rental income T T - S 560

1 Group gross rental income includes £3m of all inclusive rents relating to service charge income

The current and prior year information 1s presented on a proportionally consolidated basis, excluding non-controlling interests.

Table D: Property related capital expenditure

weniur

Crop ans fns Totar Lrous

£em £mn £m fre

Acquvswtloms i ’ 94 54 148 221
Development 156 126 282 183 91 274
Like far like portfolia’ 83 20 103 35 19 54
Other 18 1 29 12 8 20
Total property related capex - 351 211 562 457 133 584

1 Includes £36m of flexible workspace fit-out in the current year whch has been reclassiied from property, plant and equipment te property addinons

The above is presented on a proportionally consolidated basis, excluding nen-controlling interests and business combinations.
The ‘Other category contains amounts owing to tenant incentives of £12m [2018/1%: £7m. letting fees of £3rm (2018/19: £5m].
capitalised staff costs of £6m (2018/19: £6m) and capitalised interest of £8m (2018/19: £3rm).
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OTHER INFORMATION [UNAUDITED)

[Data includes Group's share of Joint Ventures and Funds]

Sales
B 1Aty
Completed

Portfouo of Saimsbury’s stores
Zawvid Lloyd, Croydon
Homekase, Walton on Thames
Cebenhams, Baurnemauth
Clarges

Total

Retall
Retail
Rataill
Retall
Resident.al

1 BL share of annualised rent lopp=d up for rent frees
2 £em af which exchianged prior to FyZz)

Purchases

Sonce Y Agal 2ty

Co'mpleted

West One

4 Orsman Koad, Haggerston

Aldgate Place, Phase 2

Former ToysRus unit, Stockton-on-Tees
Sainsbury’s, Burtan upon Trent

Total

Se-hir

Dffices
DOffices
Resdential
Retal.
Retal.

217
32
19

1 Bi share of annualised rent topped up for rent frees

Animaal
Byoaiag Rt
£

~Y R
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OTHER INFORMATION (UNAUDITED] CONTINUED

Portfolio Valuation by Sector

Charntge
Vi &
Sianp i Tata
3 £ &m H1 F2 ry._
4,181 53 4,204 0.1} 15 1.4
City 300 2,269 2,569 1.3 2.5 3.7
Offices 4,451 2,322 6713 0.4 1.9 2.3
Retall Parks 115 724 1,839 [12.4] [18.8] [28.7)
Shopping Centre 753 757 1.510 [11.8) [19.8} [29.2]
Superstores 89 - 89 [1.5] (7.7} 47
Department Stores 33 - 33 (10.5) [33.3] [40.3]
High Street 133 1 134 [%.7] (11.0 [19 8]
Leisure 249 19 248 0.8 (8.4} [7.1)
Retail o 2,372 1.501 3,873 (107 (1821 (28.1)
Residential> 147 - 147 (2.1} {0.6) (2.7)
Canada Water B ) 364 - 364 12.4 & 98
Total 7.334 3823 11,167 %8 163 (0
Standing Investments 6,593 3,432 10,025 5.2 {7.41 1i2.0)
Developments 741 a9 1,132 [N 2.3 6.5

1 Valuation maovernent during the year [after taking account of capital expenditure) of propertizs held at the balsnce sheet date, including developments [classified by end

usel, purchases and sales
2 Stand-alone residential

Gross Rental Income’

Trimanth-to St Manh

Vs

220

&ccounting Basss £m G oun Funds Tatal
West End 155 1 196
City 15 &9 84
Offices 170 70 249
Retail Parks % 58 152
Shopping Centre b4 52 116
Superstares 5 5 10
Department Stores 7 - 7
High Street 6 - )
Leisure 15 1 16
Retail 191 114 307
Residential? ’ o o 4 - 4
Canada Water o 9 - R
Total 374 186 560

annuabiged as at 31 March 2020

Croup
144
7
1__51
90
&1

344

Ve &
Frnds

2
63
45
55
49

TD,‘T‘,“ -
146
70
216
145
110

1 Gross rental income wall differ from annualised valuation rents due to accounting adjustments for fixed & mimimum contracted rental uplifts and lease incentives

2 Stand-alone residential
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Portfolio Net Yields'’

= =
norilygeolg Growth
Ay ar 8 Maron 2l ' o oL
Wes: Erd 3.5 4.1 L1 24
City 3.2 4.C 4.0 43
Dfﬁjﬂiﬂ ) S ) 3£ B 4.1 ) ti! 3.2
Retail Parks 7.0 7.2 7.3 [13.4]
Skopping Centre £ 6.2 6.3 0.2
Supersters &9 65 6.9 [5.8]
Oepartment Stere 154 15 6 229 [19.8!
High Street 38 40 4.0 (5.8
Lesure 53 54 40 . 1.2]
Retail 6.5 6.4 6.9 b.6 101 4.5 1171
Canada Water } - L 34 34 4.0 25 4.0 (5.8)
Un a proportionally consolidated vasis including tne Group's share of jaint ventures and funds
I Including nei-onal purchaser's costs
2 Exciuding committed developments, assels held for develspment and residential assets
3 Including rent cantracted from expiry of rent-free per:ods and fixed upli‘ts nct in lieu of rental growth
L Including hxed/rrumimurm uplifts [excluded from EPRA detinit:on!
5 Ascalculated by IPD
Total Property Return (as calculated by IPD)
12w oatbs tn 38 Maich 2500 Ot Retail o Tatal o
. BrtesnLand PO British Lard {1=dh] Bretisnh Land IPD
Capital Return 25 {0.5) [27.3] [14.5] (10.3] {4.8)
- ERV Growth 32 13 (117 [5.8) (4.7) i1.0
Yield Movement’ [4bps) [2bps) 101bps 5%bps 38bps 18hps
Income Return 31 38 _ 62 54 4.3 4.5
Total Property Return 5.7 33 (22 4} _19.8) (£.4) {0.4]
Un a proportionally consolidated basis including the Group s share of jaint ventures and funds
1 Net equivalent yield moverrent
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OTHER INFORMATION fUNAUDITED] CONTINUED

Top 20 Tenants by Sector

An at 3V Masoh 2070
Retail

Tesco plc!

Next ple
Kingfisher
Walgreens [Boats]
M&S Plc

J Sainsbury
Dixons Carprone
Debenhams
Frasers

JD Sports

TJX [TK Maxx]
Arcadia Group
New Look

Asda Group
Virgin

TGl Fridays
Steinhoff

H&M

Hutch:son Whampoa Ltd
DFS Furniture:

1 includes £3 4m at Surrey Quays Shopping Centre

- of

Fotal ment

78
L9
3.6
3.4
2.8
2.6
25
25
2.4
22
2.1
2.0
1.9
1.7
1.6
1.5
1.5
1.4
1.4
1.3

Offices
Farebook

Govarnment

Centsu Aegis

Visa

Herbert Sr:th Freehitls
Gazprom

Microsoft Corp
Vodafone

Tullett Prebon
Deutsche Bank
Henderson

Read Smith

The Interpublic Group [McCannl
Mayer Brown
Skyscarner

Mimecast Ltd

Creait Agricole
Aramco

Kingfisher

Monzo Bank

[ NI U ORI FUR JE R SN S

2 Takinginto account their pre let of 310,000 sq ft at 1 Triton Square, ¥ of ontracted rent woutd rise to 13 0% As part of this new letting, Dentsu Aegis have an option to
return ther existing space at 10 Triton Street in 2021 1f this apton 15 exercised, thers s an adjustmant to the rent free penad in respect of the letting at 1 Tritan Square

\o compensate British Land
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Major Holdings

Be 3Fie2 Sinr e
AsardiMaren 2t o ) o - [
Brocadgate 50 4.468
Regent's Place 100 1,740
Paddingten Central 100 758
Portmman Sguare 130 134
Meadowhall, Sheffie.d 50 1,500 82 961 L9
Drake’s Circus, Plymouth 100 1,190 20 301 63
Teesside, STockion 16C 549 16 945 3.8
Ealing Broadway nc 5410 15 921 38
Glasgow Fort 78 510 20 541 5.7
New Mersey, Spexe 68 502 4 4.4 3.7
1 Annualised EPRA contracted cent including 1€07. of Jont Ventures & Funds
2 Ircludes accommeaedaton under affer or subject to azset management
3 Weighted average to first break
4 Excludes committed and rear term developments
Lease Length & Occupancy

B i\; rage Ira&'w'-n’.j["}rr'%

#r&'J‘Mdf‘h 2020 o S T,‘_‘,“,x'j‘,r’f 7 Tabroak
West End &4 54
City 7.5 8.3
Offices 48 5.7
Retail Parks 6.8 5.5
Shopping Centre 6.6 52
Superstores 6.9 68 1000 100.0
Department Stares i8.1 9.1 §7.9 97.9
High Street 47 4.0 91.7 92.1
Leisure 14.6 143 93.1 931
Retail 7.3 59 R4.2 957
Canada Water o 4.9 L7 97.7 97.9
Total __ 70 .58 736 966
1. Space allocated 1o Storey s shown as occupied where there 1s a Starey tenant in place ctherwse s shown 35 vacant Tetal occupancy would nse from ®s 60 10 97 10511

Storey spacs were assumed te be fully {et

Includes accommodation under offer or subject to as<et management

Where ocoupiers have entered admiristratbion or ZWA but are stili liable for rates, these are treated as occupied Reflecting umits currently cccupied but expecied to
become vacant, then the occupancy rate for Retall would reduce from 93 7 4 1o 94 7%, and total occupancy would reduce from 96 &4 to 96 0%

2
3
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OTHER INFORMATION [UNAUDITED] CONTINUED

Portfolio Weighting

raraid 2020 2020

As 31 Maron i (%8
West End S o mn 377 0 a2
City 18.2 23.0 2,569
Offices S o o o 51.2 60.7 6,773
Retall Parks 21.0 165 1,839
Shopping Centre 172 13.5 1,510
Superstores 2.7 0.8 89
Department Stores a6 0.3 33
High Street 1.4 1.2 134
Leisure 2.4 2.4 268
Retail 45.3 34.7 3,873
Residential' i.0 1.3 147
Canada Water 25 3.3 384
Total ' 100.9 1006 11,157
1 Stand-alone residential
Annualised Rent & Estimated Rental Value (ERV]

_ERVEm o Aweragerentipef
As at 31 Maron 2944 Totat Conttarted ERY
West End® 191 62.8 69.4
City 118 50.3 631
Offices’ e e 208 309 SBO 689
Retail Parks 21 58 149 140 25.0 229
Shopping Centre 62 51 113 116 297 299
Suparstores 7 - 7 5 21.0 177
Department Stores 6 - b 4 b4 46
High Street 6 - & g 13.1 18.6
Lelsure 14 1 i5 15 171 143
Retail 186 110 296 289 24.1 23.0
Residential* 4 - 4 4 4LeT 4
Canada Water® - 8 - 8 g 17.7 205
Totat 340 176 514 411 30.9 33.4

1 Gross rents plus, where rent reviews ars oulslanding, any increases o ERV (as determined by the Greup s external valuers). less any ground rents payabla under head
leases, excludes contracted reni subject o rent free and future upuft

Annualised rent, plus rent subject to rent free

Epsf metrics shown for office space only

Standalone residentiat

Reflects standing investrent only

(LR RN N
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Rent Subject to Open Market Rent Review

Forzer vy 222 7 HREE 275
£ £ £ 3
17 9 714 49 72
Cty [ - - e 11 11 37
Dffices B i ) 28 ? 23 22 27 68 109
RetalParks 7 1h A 4z 56
Shopping Centre 12 7 12 7 4 b 4z
Superstaores - - - 1 3 - 4
Department Stores - - 1 Z - 1 3
High Streat - - 1 - - ) 1
Leisure - - - - 1 - 1
Retail 29 18 2816 14 75 105
Residential ) S - - - -1 1
Canada Water' S T T T T
Total 5T 28 51 38 1 13 21
On a propartionatly cenzolidated basis including the Group s share cf joint vertures and funds
1 Reflects standirg investrent arly
Rent Subject to Lease Break or Expiry
Fur g ood 1o 31 Masch s Jia2 EiF fice 10E5 M- 292175
Asot 31 March 2623 - . im £m e LR tm LEm £
West End 13 29 17 14 16 5% 89
City i 3 4 12 4 19 a7
Offices ) ) ) 25 32 21 26 22 78 126
Retall Parks 7 11 16 25 12 44 81
Shopping Centre 14 14 14 14 7 42 63
Superstores - - 2 - - ? 2
Departrment Stores - 3 - - - 3 3
righ Street 2 1 1 1 1 4 4
Leisure - - - - - - -
Retail 13 29 33 40 20 95 155
I-:-!eside-ni?__ T _ T _ __ 3 - - - - :j‘ 7 3
Canada Water' - ; _1 1 1 2 - 3 N
Totat &2 42 179 289
% of contracted rent o o 10.9 7.4 31.3 585

0On a propartionally consclidated basss including the Group s share of joint ventures and funds
I Reflects standing tnvestment anly
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OTHER INFORMATION {UNAUDITED] CONTINUED

Recently Completed and Committed Developments

B St 1Wesygh O Talangar £av e
As ot Mdrrm Aot Sactur B diu ‘ffeial . v £ n
1Finsbury Avenue © O Office 50 287 Q12019 - 83 70
135 Bishopsgate Oft-ce 50 335 Q12020 214 - 9.7 8.7
Plymouth [Leisurel Retail 100 108 Q42019 26 2 18 12
TotalRecently Completed 73 41 2 198 169
100 Liverpool Streat Oftice 50 524 Q32020 378 27 193 15.4
1 Triton Square’ Office 100 366 Q22021 385 49 226 21.8
Total Committed - ) 763 76 419 372
Other éap\tél Expend\ture:f T . ] o ) . 57 i -
1 From 1 April 2020 Cost to come excludes notional interest as interest i capitabised indmidually on each devetopment at our capitalisation rate
2 Estirmated headline rental value nel of rent payable under head leases lexcluding tenant incentives)
3 ERVlet & under affer of £21 8m represenis space taken by Centsu Aegis As part of this iett ng, Dentsu Aegis have an opton ta return their exicting space a1 10 Triton

Streetin 2021 1 this option |5 exarc.sed, there 15 an ad,ustmient 1o the rent free peniod in respect of the letting at | Tr ton Sguare to compensate British Land

4 Capex committed and underway within our investment portfolia relat.ng 1o leasing and assel management

Near Term Development Pipeline

Curraet Lor
8L Smra 10 sgh  Es Vaws  Cout b Doms ey

As AL 3t March 2000 Seotan n . b XS [ . Eire £m T STaemaig Srates
Norton Folgate Cffice 100 336 Q32020 93 280 22.0 - Consented
1 Broadgate Défice 50 038 022071 96 230 20.0 - Consented
Aldgate Place, Phase 2 ) Res@e\gﬂal 100 133 77% 202G 37 25 ) 70 i Cansented
Total Near Term 7 o 1007 278 605 _ 496 - L
Other Capital Expenditure? o 22
1 From 1 Apnl 2020 Costtc come excludes notional interest as iterest 1s caprialised indradually en each development at our capaalisatior rate
2 Estimated headline rental value net of rent payable under head leases [excluding tenant incentives)
3 Forecast capital commitments wilth nour invesiment portfotio over the mext 12 months relating to teasing and asset enharcement
Medium lerm Uevelopment Pipeline

B Srae Tun
Ae oot 31 -‘j‘-.): Shengd S Flainng S'qr’.u’,
5 Kingdam Street Cffice 100 Submitted
2-3 Finsbury Avenue Office a0 963 Consented
Eden Walk Retall & Residential Mixed Use 50 452 Conrsentad
Ealing - 10-40 The Broadway Retail 1C0 303 Pre-submssion
Gataway Building Leisure 100 105 Consented
Canada Water- ) ) S - Mixed Use o 1oa 5000 Resoluton to grant plarning

Total Medium?érm 5,851

1 Planning consent for previous 740,000 sg it scheme

2 Ondrawdown of the Masier Deyslopment Agreement, ownership reduces to 80% wilh LBS cwring 20 LBS cwrershipwill ad;ust sver time depending on level of

investrmeant by Southwark
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SUSTAINABILITY PERFORMANCE MEASURES

Sustainability performance measures

We report an all assets where we have day-to-day operational or managementinfluence lour managed portfolio) and all
developments aver £300,000 with planning permission, onsite or completed in the year. The exception1s EPC and flocd risk data,
where we report 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 Sustainabibity Accounts for 2020 has been
independently assured by DNV GL 1n accordance with ISAE 3000 (Revised)

2020 sustamability strategy perfermance

Aligned to the corporate strategy, our sustainability strategy 1s built around four focus areas, which address major social, ecanomic
and environmental trends to create value for our stakeholders and the business. Here is an overview of our recent performance.

For our full methodology, more detailed data and the 2020 DNV Gl. assurance statement, please see our Sustamnability Accounts 2020
at www britishland com/data.

Overall

Iridi aiurs o . _:41!2‘0 o

Continued inclusion in three out of four sustainability indices: DJSI Eurcpe, 4/4 Aﬂ. o ~
DJStWorld, FTSE4LGood and GRESE L B -

Major develapments on track to rmplerment Sustainability Brief 105%: 100% 22/22
Wellbeing o )

g arors ) Ziizy

Deliver a WELL certihied commercial office to shetl and core, and set coribrorare

palicy far future developments ) - Delver  Ontrack Ontrack -
Develop and pilot retail wetlbeing spec.fication ) L B Delver Campleted In progress -
Increase the sense of wellbeing for shoppers, retailers and occupiers at our places Increase 85% o B4% -
Define and tral 3 methodolagy for measuring productvity in offices Oelwver  Completed Completed -
Research and publish on how developrment design impacts pubU;\_ea__Hh -OUICO(‘H_eS_ Deliver  Compteted  Completed -
Filot interventions to improve local air quatity - ) 3 . 2 Inprogress -
Injury Incidence Rate (RIDDOR) Oftices 3396 14.77 Lbfus
Retall S ) 0.00 0.01 57/57
\mu?y Frequency Rate {(RIDDOR] Developments e 0.04 012 49/52
Community )
fadi ator s 7 7 o B o 7 R i .
Implement our Laocal Charter at key asseis and major developments _100% QLY _92% -
British Land employes skills-based volunteering 20% 19% 717%7 -
Britsh Land employee volunteering _- _ o ) o ) 0% &8% B1% -
Community programme beneficiaries o _ 40,076 36,358 -
8
[l
Futureproofing . o -
Indcarars B o . . R . o . . 72?2” B
Current new developmenrts on track to achieve BREEAM Excellent for Offices and
Excellent or Very Good for Retall ) _ 3 100% 100% 72% 100%
Carbon (Scope 1 and 72] intensity redoction versus 2009 [index sc_gl_'ed] 55% 73% £4% - 73/73
Landlord energy intensity reduction versus 2009 (index scored) _ _55% 55% 44.% ) 73/7%
Electncily purchased from renewable sources - ) Mi% &% 26% _102/106
Average reduction in embodied carbon emissions versus concept design
on major developments ) 13% 6% 10% -
Waste diverted from landfll: mﬁanag’edr properties and developments ___100% 9% 99.6%  133/141
Portfolio with green building ratings (% by floor areal o i i 23% 18%  100%
Energy Performance Certificales rated F or G [% by floor area) 5% 5%  2587/3006
Portfolio at high nisk of flood (% by valug) i ' S 3% 1740174
High flood risk assets with flood management plans (% by value) - 100% 100% 77

1 Inthis financial year we were listed in DJSI 2019 World and Eurape. awarded a green star in GRESE 2017 and ranked in the top 98" percentile of FTSE4AGood 2019
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SUSTAINABILITY PERFORMANCE MEASURES CONTINUED

Skills and opportunity

2020

Iagstors
People supported into employment [curmutative) _ 1,700 1745 1,232 -
Strategic suppliers agreed with terms of MSuppUer Code aof Conduct 100% 96% _53% -
Prioritised supplier warkforce who are apprentices 3% 2% 2 4% M?@
Pilat a tiving Wage Zone at a London campus ) Deliver  Piloted Inorogress -
Workforce paid at least Living Wage Group employees - 100% 106 100% -
Foundaton rate app'uer workforce at managed

B ) ) propertias ~ - e 66%  101/101
Developments supply chain spend within 25 miles - b6%:; 66% 9/10

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reporting from the European Public Real Estate Association (EPRAJ, eight years
running. For our full EPRA systainability reporting, methodology and the 2020 DNV GL assurance staternent, please see our

Sustainability Accounts 2020 at www britishland.com/data

Selected data has been independently assured since 2007 Selected data 1n the Sustaimability Accounts for 2020 has

been independently assured by DNV GL in accordance with the International Standard on Assurance Engagements {ISAE]

[

3000 revised - Assurance Engagements other than Audits and Reviews of Historical Financiat Information” [revised], sBPR
issued by the International Auditing and Assurance Standards Board.
Environmental’ 7
Indicators 7 ZiJ?L‘ . . o
Total electricity consurnption [Mwh] ) 161,504 154,537 162,833  102/106
Total district heating and cooling consumption (MWh] a 0 0 B -
Total fuel consumption [MWh) - 37,156 B 36,29[_] _ 37,500 %
Building eneray intensity (kWh) Offices Iper m?) N 162,99 136.40 145.71 33731
Retall - enclosed [per me] B 132.10 149.02 15648 88
o . ) Retail - open a1 iper car parking space) ___160.46 16106 16813 o 34/34
Total direct {Scope 1] greenhouse gas emissions {tonnes COel 6,945 6,556 6,967 81/85
latalindirect [Scope 2 Location based - 15,373 20,258 27301 102106
greenhouse gas erm ssions
ltonnes CO.el Market based 669 1,549 1.875 102/106
Greenhouse gas intensity frorm Offices (per m?) - i 0.032 0044 0055 31730
bukding energy consumption Retaill — enclosed [per e 0.037 0.043 0.056 8/8
_[tonnes C0:el _ Retall - open air [per car parking spacel 0.044 0.049 U.D{_TZ_ ’ 34/34
Total water consumption [17) ) ) B14.658 0037282 616,721 T8
Bulding water intensity (m*l  Offices (per FTE) o _ 12 1409 1556 30/30
Retart - enclosad per ?VD,OGCV visitars) 13.5 ar Nr 8/
B ~ Retall - open air [per 10,000 visitors) ) 15.4 _ nro Nr 1819
Toial non-hazardous waste by ’ 10,065 10,818 11,207
disposal route [tonnes and %) Re-used and recycled _ 58% 57% 56% 85/70
7,368 8,182 8,887
Incinerated _ ) A% 43%  44% 85/90
2 2 )
) Landflled i 0% 0% 0% 85/50
Total hazardous waste 8 5 ' '
by disposal route [tonnes and %) Re-used and recycled ) BA% 44% ar o 85/90
2 7
Incinerated 16% 56% nr B5/90
T 0 0
7 Landfiiled 0% 0%  ar 8540
Sustainably certified assets - AtoB - 25% 22% 3%  25B7/3006
Energy Perfarmance Certificates E to E B N - 70%77 53% ) 7Y, 77@55;7/@
(% by floor areal FloG 5% 5% 5%  2587/3004

1 As per EPRA best practice recommendations, total energy and water data covers energy and water procured by British Land. Energy and carbon intensiy data covers
commaon parts and shared services for Offices and commeon parts for Retall Water intensity data covers whole buildings for Offices and comman parts for Retail

Perm comprises net internal areas for Offices and common parts for Retail
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Soqat
riduators

cmployse aversity - gender

E-m;E)-fee geEr. p;-r-atT[m-e-d\an

remuprearatan, famales ta male)

Employee training - avarage hours
Employee annual perfermance review

Employse new hires rate

Employee turnover - departures rate

Employee heal:h and safsty

Asset health and safety

Progress implementing aur
Local Charter a* key assets and
ma,ar developments

Mae

remaie

Executive Directars
Senior management

Middle ard non-managemens

Abgentee rate
Injury frequency rate
Lost day rate
Work-relsted fataiiies
Proportion subject ta health
and safety rev aw [%)]

Inz dents of nen-complance

Implement our Locat Charter at key assets
and major developments (% progress)

Praportion of managed portfolio [floor area.
where Local Charter or other community

Governance

Infwats s

activity implernented

£9% 8%  91% -
sty 52% 49% -
89 87% 8% -

71% T 9% -

236 13.4 w2 -
00w 0% 100% -
2, 7% 0% -

123 9% 5% -

T AT 1% -
s i
0 _de8 0 -
o o0 -
1004 100% 100% 100%

_ o 0. 0. 0%
- Charter 7
4%, 72% updated -

S o80%  83% - 1017101

Caompaosition of the highest gaverﬁamce boéy
icmﬁatmigamd sretectwrbg the h\ghegt governance bady
Corporate-level performance

Precess for manag ng conflicts of interest

Anneal Ropsitand Azcaunts

Board's Executive and NDH*EXE‘C-UUVG- D\reétorsnpage g2,
Tenures of Non-Executive Directors page 107_

Appamntrmeant process for new directors page 106.

Board procedure Er-managmg 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.

Income’

Net debt

7020 PR 207 2004 2018 214 2ul PRV b
,,,ﬁ‘,“" £ EL:I:. L ['\ ) [ Lin 7 Fr!‘- £ L
Gross rental incorme C sep 576 413 643 484 418 597 547 §72 B4l
Net rental iIncome 478 532 576 510 620 585 562 541 546 918
Net fees and otner income 13 10 15 17 17 17 15 15 17 18
Interast expense [net] 1 (121]  (zs) 1151 (0] (207} [202] |208) (2181 [212)
Administrative expense {(74) (81 (831 (B6]  (94) (88 78l (78] (76] (e8]
Underlying Profit i 306 340 380 /0 343 313 297 074 269 25
“Excepnonal costs o :
[natincluded in Underlying Profit)- - . - - - - - - - -
Drvidends declared 148 298 307 2% 287 277 286 234 231 231
Summarised balance sheets
Total properties at valuation” ¢ 11,177 12316 13716 13940 14448 13,677 12,040 104%% 10,337 9,572
B 13,8545 [3.521)  (3,973) (4,223 [4,765] (4,918 [4,890)  [4.266] (4,690  (4,173)
Other assets and liabilities S0l [144) a3l (2191 191 276 23k (2ee) f266) (298]
EPRA NAV/Fully diluted adjusted
netassets 7213  8edy 9560 9498 10074 9035 7027 o967 9381 S0
Cash flow movement - Group only
Cash generated from operations 404 &7 357 379 343 |31 243 197213 182
blher cash flows f-r-o_rf.j gpe;at\ons __-.!-291 —7\_4] T2 el 47 (33t (4] ~ [7];7 5 28
Net cash inflow frorm -
operating activities 375 613 353 363 294 285 219 190 206 210
Cash [outflow] inflow from capital
expenditure, investmants,
acquisitions and disposals 1361) 187 346 470 230 1111 {6401 (202} [547] [240])
Fruty dwadends pa i _[295) 298] 304l [295) (239] [228] (159 [203) (z12) 139
Cash inflow (outilaw) from o 7 T
management of liguid resources
and financing ] 232 (365 (4D4)  [538) (283 20 607 213 630 157
(Cecreasel Increase in cash® (491 137 G- - <2 N A | N 4 A A4
Capital returns
[Reduction) growth in net assets’ {16.6)% [.5)% 0 7% [5.7)%  115% 28 8% 17.8% 10.9% 2.b% 15 7%
Total return {11.01% [3.3]% 8.9% 2. 7% 14.2% 24.0% 20.0% £L5% 9.5% 17.7%
Total return - pre-axcephionat (11.0)%  1331%  85%  27% 142% 245% 200%  45%  95% 17.7%
Per share information B 7 o - L ] o _ . -
EPRA net asset value per share 774p 905  9%7p 9155 9195 829%p  688p  S96p  S95p  Sé7p
Memgcrandum
Dwvidends declarea in the year __ teop  310p 01p 2972p  284p 27.7p 27.0p 26.4p 26.1p 26.0p
Dividends paid In the year 31.5p 30.5p 29.6p 28.8p 280p  273p_ 287p 263p  260p__ 26.0p
Diluted earnings i
Underly:ng EPRA earrings per share 32.7p 34.%p 37.4p 37.8p 34%p 30.ép 29 4p 230.3p 29.7p 28.5p
IFRS (loss] earnings per share- (110.0]p  i3C0Jp  4B5p 147p  1197p 1673p  110Zp  315p 538p  952p

Including share of jont ventures and funds

Represents movernent in ditutad EPRA NAY

Including restatement in 2016 and exceptonal finance costs in 2309 £119m

1
2
3 Including surplus over book value of trading and development properties
4
5

Represents mavement in cash and cash equivalants under IFRS and movemenls in cash under UK GAAP
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SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2020

Namear Fa e 3w ar

iz LA N TN FANA P

121,000 4955 5£58 2,100,543 0,22
1,C01-3,000 2636 2904 5504849 942
5,001-2C,000 637 702 6,317,738 047
20,001-50,000 232 256 7,439,394 0.79
50,CC1-Highest 618 687 916275573 9785
Total 9,078 10000 937.938.097  100.0C
(SRS e 7 o 7

Individuals 5580 6750 10,116,522 1.08
Naminee and

nstitutional

inyastons 3,458 38.50 9278213575 ¥8.92
Total 9.078 10000 937,938097 100,00

1 Excluding 11,266,243 shares held in treasury

Registrars

British Land has appointed Equimiti Limited [Equiniti] to
admunister its shareholder register. Equiniti can be contacted at-

Aspect House
Spencer Road
Lancing, West Sussex BN9? 6DA

Tel: 0371384 2143 (UK callers]
Tel: +44 (0)121 415 7047 [Overseas callers]

Lines are open from 8 30am to 5.30pm Maonday to Friday
excluding public holidays in England and Wales.

Website: www shareview.co.uk
By registering with Shareview, shareholders can:

view your Briysh Land shareholding online
update your details
elect to receive shareholder mailings electranically

Equinitiis alsc the Registrar for the BLD Property Holdings
Lirmited Stock.

Share dealing facilities

By registering with Shareview, Equimti also provides existing
and prospective UK shareholders with a share dealing facility for
buying and selling British Land shares online or by phone

For more inforrmation, contact Equimit at www shareview.co.uk/
dealing or call 0845 603 7037 [Monday to Friday excluding public
holidays from 8 30am to 4 30pm). Existing British Land
shareholders will need the reference number given on your
share certificate to register. Similar share dealing facilities are
provided by other brokers, banks and financial services.

Website and shareholder communications

The British Land corporate website contains a wealth of
material for shareholders, including the current share price,
press releases and information on dividends. The website can be
accessed at www britishland.com.

British Land encourages its shareholders to recewve shareholder
communications electronically. This enables shareholders

to recewe information quickly and securely as well as in a

more environmentally friendly and cost-effective manner.
Further information can be obtained from Shareview or the
Shareholder Helpline

ShareGift

Shareholders with a small number of shares, the value of
which makes 1t uneconomic to sell them, may wish to censider
donating their shares to chanty. ShareGift 1s a registered
charity ([No 1092684} which collects and sells unwanted shares
and uses the proceeds to support a wide range of UK charities
A ShareGift donation form can be obtamned from Equiniti.

Further information about ShareGift can be obtamned from their
website www.sharegift.org.

Honorary President

In recognition of his work building British Land into the industry
leading company it 1s today, Sir John Ritblat was appointed as
Honarary President on his retirement from the Board in
December 2006.

Registered office

The British Land Company PLC
York House
45 Seymour Street, London WIH 7LX

Telephone +44 (0)20 7486 4466
Registered number. 621920

Website; www . britishland com
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SHAREHO! DER INFORMATION CONTINUED

Dividends

As a REIT, British Land pays Property Income Distribution (PID]
and non-Property Income Distribution [non-PID) dividends. More
information on REITs and PIDs can be found in the Investors
section of aur website at wwaw. britishland com/investors/dividends.

British Land dividends can be pard directly into your bank or
buillding society account instead of being despatched to you by
cheque More inforrmation about the benefits of having dividends
paid directly into your bank or building society account, and the
mandate form to set this up, can be found in the Investors
section of our website at www britishland.com/investors/
dividends/dividends-direct-to-your-bank.

Serip Dividend Scheme

British Land may offer shareholders the opportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular divdend from time to ime
The Scrip Diadend Scheme allows partictpating shareholders
to recewe additional shares instead of a cash dividend

For more infarmation please visit the Investars section

of our website at www britishland. com/investors/dmdends/
scrip-dividend-scheme.

Unsolicited mail

Brinsh Land 1s required by law to make Its share register
available on request to other organisations This may result in
the receipt of unsolicited mail. To imit this, shareholders may
register with the Mailing FPreference Service. For more
information, or to register, visit www.mpsonline.org uk.

Sharehelders are also advised to be vigilant of share fraud which
includes telephone calls offering free investment advice or
otters to buy and sell shares at discounted ur Tuyhly mflated
prices. If it sounds too good to be true, it often 1s. Further
infarmation can be found on the Financiat Conduct Authority's
website www.fca.org uk/scams or by calling the FCA Consumer
Helpline an 0800 111 6768
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Tax

The Group elected for REIT status on 1 January 2007, paying

a £308m conversion charge to HMRC in the same year. As a
conseguence of the Group's REIT status, tax 1s not levied within
the corporate group on the qualifying property rental business
but 1s instead deducted from distributions of such income as
Property Income Distributions to shareholders. Any income
which does not fall wathin the REIT regime 1s subject ta tax
within the Group in the usual way. This includes profits on
property trading activity, property related fee income and
interest income. We continue to pass all REIT tests ensuring
that our REIT status is maintained.

We work proactively and openly to maintain a constructive
relationship with HMRC. We discuss matters in real-time with
HMRC and disclose alt relevant facts and circumstances,
particularly where there may be tax uncertainty ar the law1s
unclear. HMRC assigns risk ratings to all large companies
We have a low appetite for tax risk and HMRC considers us to
be "Low Risk’ [a status we have held since 2007 when the
rating was first introduced by HMRCL

Further information on our Tax Strategy can be found in Our
Approach to Tax Strategy at www britishland com/governance.



Ferward-locking statements

This Annual Report contains certain {and we may make other
verbal or written) forward-looking” statements. These forward-
looking statements include all matters that are not historical
fact. Such statements reflect current views, intentions,
expectations, forecasts and beliefs of British Land concerning,
amang other things, our markets, activities, projections,
strategy, plans, iInitiatives, objectives, performance, financiat
conditian, hquidity, growth and prospects, as well as
assumphions about future events Such forward-looking’
statements can sometimes, but not always, be dentified by their
reference to a date or point in the future, the future tense, or the
use of forward-looking terminology, iIncluding terms such as
‘believes’, ‘considers’, ‘estimates’, ‘anticipates’, ‘expects’,
forecasts’, intends’, ‘continues’, ‘due’, ‘potential’, possible’,
‘plans’, ‘seeks’, ‘projects’, 'budget’, ‘goal’, ‘guidance’, trends’,
‘future’, ‘outlook’, ‘'schedule’, target, ‘aim’, ‘may’, lkely to’,
‘will”, 'would’, ‘could”, 'sheuld” or similar expressions or in each
case their negative or other variations or comparable
terminology By their nature, forward-tooking statements
involve inherent known and unknown risks, assumptions and
uncertamties because they relate ta future events and
cireumstances and depend on circumstances which may or may
not occur and may be beyond our ability to control, predict or
estimate. Forward-looking staterments sheuld be regarded with
caution as actual outcomes or results, or plans or cbjectives,
may differ materially from those expressed in or implied by such
staternents. Recipients should nat place reliance on, and are
cautioned about relying on, any forward-locking statements

Important factors that could cause actual results (including the
payment of dwvidends], performance or achievements of British
Land to giffer materially from any outcomes or results
expressed or implied by such forward-looking statements
include, amang ether 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, [e] the
behaviour of other market participants, [fl changes ,m
government and other regulation including in relation to the
environment, health and safety and taxation (in particular, in
respect of British Land's status as a Real Estate Investment
Trust), [gl inflation and consumer confidence, (h] labour
relations and work stoppages, [I) natural disasters and adverse
weather conditions, [}) terrorism and acts of war, (k] British
Land’s overzll business strategy, risk appetite and investment
choices m its portfolio management, {l] tegal or other
proceadings against or affecting British Land, [m) reliable and
secure [T infrastructure, [n) changes in occupler 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 avallability and cost of finance and (r] the consequences
of the Cowvid-19 pandermic. The Company’s principal risks are
described in greater detail in the section of this Annuat Report
headed "Effective Risk Management™ on pages 78 to 81
(inclusivel. Forward-looking statements in this Annual Report,
or the Briish Land website or made subseguently, which are
attributable to British Land or persons acting on its behalf,
should therefore be construed in Light of all such factars.

Information contamed in this Annual Report relating to British
Land ot 1ts share price or the yield on its shares are not
guarantees of, and should not be relied ugon as an indicator of,
future performance, and nothing in this Annual Repert should
be construed as a profit forecast or profit estimate, or

be taken as implying that the earmings of British Land for the
current year or future years will necessarily match or exceed
the histarical or published earnings of Brtish Land Any
forward-looking staternents made by or on behalf of British
Land speak only as of the date they are made. Such forward-
looking statements are expressly qualified in their entirety by
the factors referred to above and no representation, assurance,
guarantee or warranty 1s given In relation to them (whether by
British Land or any of its associates, Directors, officers,
employees or advisers), including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achievement or reasonableness

Other than in accardance with our legal and regulatory
obligations iincluding under the UK Financaial Conduct
Authanty's Listing Rules, Disclosure Guidance and
Transparency Rules, the EU Market Abuse Regulation, and the
requirements of the Financial Conduct Authority and the Londen
Stack Exchange), British Land does not intend or undertake any
obligation to update or revise publicly forward-looking
statements to reflect any changes in British Land's expectations
with regard thereto or any changes in information, events,
conditions, circumstances or other information on which any
such statement 1s based [regardless of whether those forward-
looking staternents 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
contaned hereimn is correct as atany time subsequent to

this date.

Nothing In this document shall constitute, in any Jurisdiction,

an offer ar solicitation to sell or purchase any securiies or other
financial instruments, nor shall 1t constitute a recornmendation,
invitation or inducernent, or advice, 1n 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 cther person to wha
this decument 1s shown or into whose hands 1t may come, and
any such responsibility or Lability 1s expressly disclaimed.
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