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Underlying EPS

32.7p

IFRS toss after tax

£(1,114)m

EPRA NAV per share

774p

Underlying Profit

£306m

IFRS net assets

£7,147m

Total accounting return

(11.01%

IFRS EPS

(1 10f0]p

Dividend per share
15.97p

Senior unsecured Carbon infensity reduction
credit rating versus 2009

A 73%

Customer
satisfaction

8.3

Bright Lights skills and
employment programme

504

people supported with work

Presantation of hnancial information

The Group financial statements are prepared under IFRS whgre the
Group’s interests in joint ventdres and funds are shown as a single line
iterm on the income statemant and balance sheet and alt subsidiaries are
consolidated al 100%,

Management cansiders the business princrpally on a propartignatiy
cansolidated hasis when setiing the sirategy, determining annual priarities,
making investment and financing decisions and reviewing performance
Thismcludes the Group s share of joint ventures and funds or a Line-by-line
basis and excludes non-controlling interests in the Group's subsdiaries

The financial key performance indicators are also presented on this basis
Refzr te the Fimancial review for a discussion of the IFRS results

We supplamant our IFRS figures with non-GAAR measures, which management
uses internally 1IFRS measuras are labelled as such See our supplementary
disclosures which siart an page 207 for reconcdiatians, and the glossary
found at wawew britishland com/glossary

Integrated reporting

We integrate social and envircnmental information throughaut this Reporiin
lingwith the International Integrated Reporting Framework This reflects
how sustaiatility 15 integrated into gur placemaking stralegy, governance
and business aparations Our industry-leading sustainabitity strategy 1s a
powerful toolte deliver lasting value for all our stakeholders

Disclaimer: This Report was signed off by the Board on 26 May 2020



At British Land, our purpose is to create and PLACES

manage outstanding places which deliver Sietsdersee i s acdioh
Positive outcomes for all our stakeholders ona Chd st gngd ik prfescvs solieh
long term, sustainable basis,

16

BICIC 0 BOsTETUe conerilngion
We do this by understanding the evolving needs

of the people and organisations who use our

places and the communities who live inand

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 leng term.

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

Our customers

Communities, partners and suppliers
U3 Our people

i=s  Shareholders

Dealing with Covid-19

Since March 2020, our business has beon ‘ocused erresponding (o the
Covid-19 ¢risis Dy people have demonsiraled & remarkable
cormmitment to sunparting cur customers, suppliers, partners and local
fommuatnlies in difficult circurrstances Tney are & key strength of aur
buEIness. positioning us well 1o deal with the montns ahead The early
effecls of the crisig are discyssed threughaut tnis repart

British Land Annyal Repaort and Accounts 7020
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BRITISH LAND

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

Qur assets

Managed

£14.8bn

22.8m £516m

sq ft of floor annualised
space rent
96.6% 5.8yrs
occupancy average leasc
rate length

41,500

people work across British Land
campuses

76%

of our portfolio is in Londeon
and the South East

8m

sq ft pipeline of development
opportunities across the portfolio

British Land Annual Report and Accounts 2020

OUR PORTFOLIO

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

Retail

COFFICE-LED CAMPUSES 49%




| Canada Water
‘ Masterplan

53 acre redevelopment
| ‘ ischeme in zone 2

| Broadgate

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

.Regent’s Place

; 13 acre office-led campus in London’s
"Knowledge Quarter
|
| Paddington Central
11 acre office-led campus close to Paddington statien

SINGLE USE ASSET 15%

MULTI~LET RETAIL 30%

RETAILPARKS  SHOPPING CENTRES
Y

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,

Supperting our focus on creating value
for our stakeholders

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

This approach is key to understanding the needs
of our custormers, hetping us to design and build
space that meets their needs. A more diverse team
also means we werk more effectively across our
stakehelder groups, including our tocal communities
and suppliers, partnering to grow saocial value and
wellbeing, as well as promoting ethical practices
throughout our supply chain.

LT P

» Employee
engagement score

75%

Employees who
are proud to work
at British Land

1%

British Land Annual Repert and Accounts 2020
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A resilient performance,
but challenges ahead

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

Our purpose

At British Land, our purpese is to
create and manage ontstanding places
which deliver positive outcomes_for all
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 around
them. The changing way people work,
shop and live is what shapes our
strategy, enabling us to drive enuduring
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
Charrmanship. In recent months, our
business has faced challenges on an
unprecedented scale as a result of the
Covid-19 crisis, but | am extremely proud
of the way our people have responded.
Without exception, they have delivered
day n, day out often in extremely difficult
cireumstances. Nevertheless, it 1s
inevitable that our business, ke 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
ta the current challenge, today and

long term.



Robust financial position

We finished the year cn a scund financial
facting. Our loan to value 15 34% and we
have access to £1 3bn of cash and
undrawn facilittes with no need to
reftnance untit 2024, and significant
headroom against Group level
covenants However, considering the
patential impact of Cowid-19, we are
taking a more prudent approach to
preserving our cash flow We have
therefere termporarily suspended
dividends. This dectsion was not taken
lightly, but untit we have sufficient clarity
on the outloak, the Board feit it was the
mast appropriate course of action,

This should also be seen in the context
of our status as a REIT and our broader
approach to capitat allocation The Board
1s mindful of the iImportance of the
dividend to many shareholders, and will
seek to resume dividends at an appropriate
level as soon as there 15 sufficient clarity
of outlook. For this we would need to
see a significant improvernent in rent
collection and have more visibility on the
post lockdown productivity of our assets,
principally how gurckly retall customers
and office workers return.

Progress and performance

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

At our campuses, our focus is on
creating neighbourhoods where
businesses and their people can thrive.
Intoday's market as more occupiers
seek buildings which are sustainable
and support wellbeing, our space stands
out. | was delighted that 1 Triton Square
at Regent's Place was ane 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 cur overall
masterplan as well as confirmation from
the Mayor of London that he will not be
calling in the application for further
consideration. This progress reflects the
hard wark of our team and the strong
relationships they have built wath 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
onbine, which increased significantly as
people stayed at home. At Bnitish Land,
we remain committed to providing
flexibility to our customers and this is
clearly demonstrated by our respanse to
these challenges While the short term
impact of the actions we have taken so
far s relatively irnited for us, ongoing
negative sentiment plus an adjustment
for the Covid-1% crisis meant that retail
valuations were down 26%. Longer term,
we remain committed to our strategy of
refining our Retail portfolio, butin the
current environment we expect that
progress will be slower.

Integrating a more sustainable
approach

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

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

Covid-19 and the Board

The Board's decision to temporarily
suspend dwvidend provided us with
addional flexibility te suppoert our
stakeholders This includes protecting our
employees, supporting the hardest hit retail
and leisure customers and in turn the
communities they operate within, whilst
preserving long term shareholder value and
financial resilience In view of this, the
Board has waived a portion of their salaries

We are similarly focused on growing
social value and wellbeing at our places,
something that' s become even more
important cver recent months. | know
these prionties are shared by our occuplers,
our shareholders and indeed cur own
people. Our strong track record in delivering
sustainable, inclusive space Is 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 nightly and
inevitably dormimate both our own and the
national agenda for the corming months
At the same time, we are very conscious
of our broader responsibilities to deliver
value for our shareholders on a long
term, sustainable basis. In this context,
the enduring demand of cur London
carmpuses, the unique development
opportunities we have created and the
way we are Integrating sustamnability 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 cur approach, including
evolving or adapling our strategy as
appropniate. Our prudent approach to
managing the business today will leave
us In better shape for the future

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

[ Ghon

Tim Score
Non-executive Charrman

British Land Annual Report and Accounts 2020 5



PLACES
PEOPLE
PREFER

asod.and angy

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

— ; . ;mn._;_ | _
Informed by the needs ..as-we work towards our tong
of our stakeholders... _ termaspiration... -

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

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

Cur people Shareholders B Allon a low carbon basis

bl

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

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

I
L

| Listen and understand

—- Read more on page 34

British Land Annual Report and Accounts 2020
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. mﬁ«* DentsuAegzs Network
We are transforming an existing office
block into ene of the biggest and most
sustainabte office buildings in Lohdon.
Dentsu’s new global headquarters will .
consolidate their businesses into a

_ singte hub, with more modern and

. collaboratwe workspace

i Supphers
~ Alongterm retationshlp
We are working with Arup, who designed
the original building, on the redevelopment
atongside contractor Lendlease who
have delivered severat of our projects at
Regent's Place. We sought input from

. both at an early stage to encourage a

" more wide-ranging and effective plan

from the start.

Community

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

- Local authorities
* Providing places to work and live

As part of the scheme, we're delivering
22 affordable housing units adjacent

1o the park and well positioned within

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

Sustainability

A circular approach

Working with Arup and L endlease,

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

62,000

tonnes of carbon avoided over 20 years

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

“1 Triton Square

is an outstanding
example of how
we can achieve our
2030 sustainability
goals when we
work in partnership
with suppliers

and customers.

it lays down the
benchmark for

all of our projects
going forwards.”

Juliette Morgan,
Head of Sustainable
Development
British Land

British Land Annual Report and Accounts 2029
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Delivering Future
British Land

Covid-19 has brought aboutan
unprecedented situatian for our
business and our people, aswe have

had to adapt quickly to new working
canditions. One of our company values

s to be smarter together, and never has
this been more evident nght across
Britsh Land The resilience, humour
and efficiency with which our team has
responded, many working under very
challengmg circumstances, at our
assets, or at home, has been remarkable
_ and | thank them all on behalf of the
Board and leadership team. Reflecting
the Covid-19 situation, my review will
start with an update on current conditions
hefore covering the financial year.

Covid-19 impact and response

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

British Land Annuat Report and Accounts 2020

retall, food & beverage and leisure
custorners from their rental obligations for
the three months to June; the financial
impact of this in terms of tost rentis £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 over six
guarters from Septernber 2020. Around
£35m af rent deferrals have been agreed.

Overall we have collected 68% of the rent
originally due for the March quarter {97% for
Offices and 43% for Retarl], which equates to
91% adyusting for rent deferred, forgiven or
moved to monthly payments The balance
owing 1s primarily from strong retallers.

The value of the retail portfalio declined
26.1% as ongoing structural challenges
were exacerbated at the year end
valuation date by the early effects of
Covid-19. Offices saw an uplift of 2 3%
< overall the portfolio was down 10.1%



In Offices, occupiers are working on plans
to get back to the workplace and mast feel
that it 1s too early to make fundamental
long term changes around their
requirements However we are mindful
that the trend towards greater flexibility
may accelerate following this pralonged
period of working from home. At the same
trme, there will be a greater focus on high
quality, modern and safe environments,
which provide more space per person and
we expect the trend towards higher density
offices and hot desking to reverse. We
continue to make progress on leasing
discussions, particularly larger space
requirements, which are generally on a
longer time frame. Supply at this end of
the market remains constrained. Where
occumers are looking for smaller spaces,
on a shorter timeframe progress has been
delayed due to rerote working, and
uncertainty around fit out and tirming of
occupation. We are conducting virtual
viewings and have now commenced
physical viewings and are encouraged by
the level of activity we are seeing

We suspended work on our developments
in March for health and safety reasons,
although this has now recommenced at
alt major sites, including our two largest
development sites at 100 Liverpool Street
and 1 Triton Square. This work has started
with a clear focus on sacial distancing and
safety, meaning that the numbers of
people on site is reduced and our
productivity 1s lower. 100 Liverpool Street
Is now expected to complete in calendar
03 2020 and subject to social distancing
requiremnents, we are targeting catendar
Q2 2021 at 1 Triton Square. We completed
135 Bishopsgate in the year, and the space
ts now being fitted out, albeit progress will
inevitably be slower. When appropriate,
we are ready to start work on the next
phase of our development programme at
1 Broadgate and Norton Folgate

We benefit from the work we have done
over several years to strengthen 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 partner to deliver dynamic
neighbourhoods thar help their businesses thrive.

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

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

Great places, both inside and out

tnspiring architecture and sustainable, tech-enabled
buildings; with green urban spaces and local neighbourhoods,
supporting weilbeing and making tife more enjoyable

Access to an extensive network of locations
Our Lendon campuses and high quality retail centres

The flexibility to meet their needs
A range of options from unfitted to fully furnished and serviced,

and the agility to help them adapt their space over time

This includes how they fit out and run their space, reducing

Added value services to help customers be successful

their costs, their impact ¢n the environment and heiping them
make more efficient use of their space

A vibrant community
We work with our custermers and community partners to bring

people together so everyone benefits

We successfully completed our first ESG
linked RCF of £450m and extended £920m
of tacilities, providing additional flexibility
and meaning that we have no requirermnent
to refinance until 2024, We have significant
headroom to our debt covenants, meaning
we could withstand a fall in asset values
across the portfolio of 45% prior to
taking any mitigating actions. There are
no Income or INnterest cover covenants
on the Group’s unsecured debt

Longer term, 1t 1s cur view that many of
the macro trends that have informed our
strategy will accelerate, Thus includes
the growth of online shopping, reinforcing
our focus on delivering a smaller, more
focused retail business. We continue

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

for retailers in terms of fullilment of
online sales, returns and click and
collect. This will particutarly be the

case for well located, open air retail
parks, which lend themselves to more
rission-based shopping and people
may feel more comfortable visiing, as
well as those London assets located
canventently in and around 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 clarity around what long term
trends will emerge so we will remain
alert as things develop and flexible in
our approach, including evolving or
adapting our strategy as appropriate

British Land Annual Report and Accounts 2020 "



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 swith those trends. Today, this
means providing a wider mix of uses in one place.

The benefits of our mixed use portfolio

B

%ggz%g --Attracts a skilled
a;;af Workforcg _

Complementary
businesses nearby

For their people
Well connected

Places to shop
and sociatise

&3 Safe and promotes
all vicllbeing

Near term, 1t 15 Clear that the management
and maintenance of places and buildings
15 likely to become more impaortant to
businesses, their customers and their
people, as they place an even greater
focus on the safety and quality of their
environments. As a result, our property
management expertise Is lkely to
become even more of a positive
differentiator for our business

Review of the year ended March 2020

Occupancy remains high at 97% across
our London 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. Gur progress on
devetopment leasing means that £54m
of future rental income 15 secured and
speculative exposure 1s low at just 0.6%
of portfolio value

Reflecting the broader appeal of our
campuses, we saw strong demand for
repurposed as well as new space with
challenger bank Monzo signing at Broadgate
and Visa recommitting at Paddington
Central Storey is sperationat across
297,000 sq ft and occupancy on the stabilised
portfolio 1s 92%. The Offices portfolio saw
an uplift in value of 2 3%, led by a strong
performance at Broadgate, up 4.7%.

s Flexible and affordable
Technology-enabled

¥ Aligned to brand

Sustainable and
 eco friendly
Vibrant {ocal
- neighbourhoods

Excellent facilities
and services

In Retail, we have been pragmatic in our
appreach to leasing, accepting lower
rents and shorter leases where It makes
sense to maintain accupancy. Overall,
deats of more than one year were 4%
below previous passing rent. CVAs and
admimistrations impacted 118 units in
the year of which 29% were unaffected;
rent reduchions resulted in a loss of

€5 5m 1n contracted rent, with store
closures accounting for a further £5.8m,
together totaling £11.3m on an annualised
basis Several of our customers entered
administration post year end, accounting
for a further £5 1m of lost contracted
rent. Overall, reflecting ongoing
challenges in the market and with
uncertainty heightened as a result of
Cowd-19, valuations were down 26.1%

in Retall.

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

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

a major milestone for our process

and is the culmination of five years
rnasterplanning and engagement with
the local commumity.

12 British Land Annual Repart and Accounts 2020

Capital Allocation

In November 2018 we announced a

ptan to reduce Retail to 30-35% of

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

We have made £296m of retail disposals
(our share] in the year, bringing total
retail sales since we set out our plan in
November 2018 to £610m Making sales
1s mare challenging i the current
market, with a lack of Lliquidity and
depressed values, and so our immediate
focus will be on driving value through
intensive asset management, keeping
our centres as full as possible and
exploiting demand for assets which
support instore fulfilment and click

and collect.

In March, the Board took the difficult
decision to temporarily suspend the
dividend This was the apprapriate
course of action given the circumstances
and uncertainty of outlook despite our
financial resilience and performance
during FY20. 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 as soon as there 1s sufficient clarnity
of outlook. Tor this we will nced to

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

{ooking ahead. our business benefits
from several key attributes that position
us to succeed: we have established a
unique network of campuses located in
some of the rmost exciting parts of
London, our development pipeline Is
focused on further enhancing these
places, and 1s unmatched in scale and
optionality, we have a robust financial
position and a broad range of skitls
and expertise across our business
which has been very much in evidence
in recent manths.

Chris Grigg
Chief Executive




The British Land
Investment case
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“ The scale and quality of our portfolio

Our 23m sq ft portiolic of high guality assets 1s underpinned by our
resilient balance sheet and financial strength

Assets under management British Land owned assets

£14.8bn £11.2bn

E Qur operational expertise and custoemer insight

Cur broad skill set, which includes investing, developing, leasing, marketing
and financing, 1s underpinned by our understanding of the customer

Customer surveys completed Customer satisfaction
inthe year rating out of 10

24,000 8.3

n Gur clear strategy and distinctive business model

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

Development opportunities Residential hemes planned
at our campuses at Canada Water

7.17m sq ft 3,000

Awelt positioned development pipeline, with opportunities
. across our portfolio

We have created attractive options for development across our Londen
campuseas 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 Report and Accounts 2020 13



BUSINESS MODEL

Designed for positive,
sustainable long term
outcomes

Our key inputs Our portfolio

Financiat strength o A diverse and high quality portfolio with a focus on
- Strong financial footing London and the South East

- Appropriate leverage . - ‘ ,
.. -Diverse, sfficient and flexible fmance .

- Partnerships which mitigate risks
and add expertise

Strong relationships
- Customers
- Local communities and
focal government
— Suppliers and contractors S
_ Partners l London campuses o
- Standalone offices
... ExpertPeople PRSI  § - M Canada Water & Resm!entlalw 5%
~ Broad range of skults expenence ' T Retall Parks ’ ) ‘
and perspectives ’ M Shopping Cenﬁ"és N
- Diverse and inclusive envirenment © Other retail ‘
where people can achieve : v
their potential R T R IR
~ Culture of tearmnwork and I London and South East
collaboration
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Placemaking

Design-led places
in tune with modern

Invest and develop Manage our space

- Creating - Right mix of uses
development and occupiers

opportunities -
- Sourcing attractive

investments -
- Allocating capital

to deliver growth

and returns
- Smart and

sustainable

buildings

World class property
management
Appropriate facilities
and services

lifestyles
Enhancing and
enlivening our
space to create a
positive experience
Minimising our
impact on the
environment
Connecting to
locat communities

Positive gutcomes
for stakeholders

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

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

Our people

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

Shareholders

Sustainabte long term income
and value creatiocn
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Deating with Covid-19

We have priorilised the safety of cur people
and their famities hut have managed to keep
all but two of our Retall places open 1o provide
access to essential stares including
pharmacies ant supermarkets All our London
carnpuses remain open for access. We have
worked closely with customers, partners. lacal
cornrmunities and organisabions around aur
places to provide help where 115 most needed
and ensure that itis delivered maost effectively




Broadgate Tower, Broadgate

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

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

IT security company Mimecast.

22,800

People work at
Broadgate

P

Office occupiers
at Broadgate

1. 1m sq ft

Recently completed/
committed development

Tmsqft+

Near and medium
term development
opportunities

50%

Joint venture
with GIC




Canada Water Masterplan

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

which will deliver 3,000 homes alongside retail, sm Sq ft
leisure and workspace. A new partnership with Development opportunity
TEDI-London will bring this design-ted,

engineering higher education provider to

Canada Water.

NeWhoﬁl'esf o

o

b

sansy
+]
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Meadowhall, Sheffield

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

96%

Qccupancy

50%

Joint venture _
with Norges ——

SouthGate Bath

Open air retail scheme, in
the centre of the historic

city of Bath, which has
UNESCO world heritage
status. Our scheme is
owned jointly with Aviva.

6.3m

Tourists visit Bath
eachyear
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* Lo Fort Kinnaird, Edinburgh : Ealing Broadway, London
L Destination retait and leisure centre with strong local connections. Well connected for the YL
i . Over 1,800 children have benefitted from our award-winning Young Readers underground and Crossrait, - - - T
Programme here since 2012 and through our Recruitment & Skills Centre Ealing is regenerating and
we have supported local people into employment. our tonger term plans will
increase the mix of uses.

Paddington Central

11 acre mixed use campus, beside Paddingten station
: and the Grand Union Canal Acquired in 2013, the

campus is home to 18 international corporates

inciuding Microsoft, Kingfisher, Prudential and Vis3

who recommitted to their space this year

7,200

. People work at Paddington Central

G 7o commr ezt L

ST AR

27

Dffice occupiers

! 438,000 sq ft

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

A 13 acre office-led campus in London's Knowledge
Quarter, a cluster of acadernic and scientific
Institutions in the West End. The campus has been
substantiatly 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

Qffice occupiers

366,000 sq ft

Development at 1 Triton Square

British Land Annual Report and Accounts 2020 21



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 facused A smaller, more focused Canada Water & Residential
London Offices Retait portfolio : Plans for 2,000 homes
With a blend of core and ‘ High quality, well at Canada Water with
flexible space integrated located assets focused further opportunities within

alongside world class retail on well connected our portfolio
and lersure offerings multi-let places

Storey - Flexible workspace

The evolution of our portfolio

British Land British Land portfolio
portfolio today of the future

M Campus focused W Campus focused
London Cffices 58% f.ondon Offices 55-60%

M Storey 2% W Storey ‘ 5%
M Retall 35% B Retail 25-30%
B Canada Water & Residential 5% W Canada Water & Residential 10%

The indicative busmess mix for the future portfolio wes announced i Novernber 20718 and based on September 2018 values; 1L s restated above for current valuations.
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Dealing with Covid-19

Covid-1% 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 local communities most in need through our Community Investment
Fund. We are providing the resources our people need to work effectively from home as well as the networks which help
them feel connected to the broader team. We have demonstrated our thoughtful and disciplined approach to capital
allocation and benefit fram the work we have done over several years to strengthen our batance sheet.

We are delivering this through
our strategic framework:

i Customer Orientation

a;%% Responding to changing lifestyles

@g@i . Qur business is focused on cur custemers: the
orgamsatmns which have taken space at our places. We also
consider carefully the needs of the pecple who work, shop at
or visit our ptaces and the communities who live in the
surrounding neighbourhoods. We have developed a deep
understanding of how people use cur space which informs our
approach to managing our assets and guides our investment
activity. This means we are always focused on the customer
and deliver places that are successful and sustainable

long term.

Right Places

Creating great enviranments

: Our insight into the customer helps us identify places
wh|ch can succeed leng term. This underpins our focus on our
London campuses, where we can manage the environment to
deliver a broader mix of uses enabling people to cambine their
work and leisure time, reflecting modern London Lfestytes. We
apply the same principles to our Retail spaces, which are
around the country in places that are easily accessible from
streng catchment areas. Our 53 acre scheme at Canada Water,
which will be mixed use from the start, is the best illustraticn
of this approach.

Expert People
000 Changing the way we work
CC0 .

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

Stakeholders: Aligned to aur people

Sustainability: Aligned to skills and opportunity

Capital Efficiency

@ Thoughtful use of capital

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

G Sta:keholdem: Aligned to sharehotders

Qf Sustainabitity: Aligned to futureproofing
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STRATEGIC PERFORMANCE AND KPiS

Monitoring our progress

Achievements
against last year's
pricrities

Performance

Future priorities

Risk indicators

Links to remuneration: Long-Term Incentive Plan

Develop our Smart Places product

- Smart-specific guidance documents produced for
internal teams and supply chain
Smart-enabled our head office, which will enable
us to control and manage space remotely
Selected partner for our Campus app
Strengthened our operational expertise
Storey operational across 297,000 sq ft including
Storey Club and our first standalone building at
Wells Street, W1
Property Management business now fully integrated
Customer satisfaction
We extensively survey our customers and other
users of our places to assess our performance and
identify opportunities for improvement

S
2019 8.Zoutof 10
2018 8.1 out of 10

Progress developments, focusing on London campuses

135 Bishopsgate completed; 100 Liverpool Street
close to completion [delayed due to Covid-19)
Enabling works commenced at Norton Folgate

Refine and re-focus our Retail business
- £294m sales of non-core assets

Progress at Canada Water

Achieved resalution to grant planning for our
Masterplan and confirmation that it will not be
called in by the Mayor

Total property returns g;fg
We have underperformed the IP[} benchmark this
year by 600bps, reflecting the continued strength of
industrials where we have no exposure.

SRS

10 9)5

2018 7.0%

Speculative development commitment

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

% of standing investments

2020 ¢ 04% E£0.1bn
2019 23%  £03n
2018 A5% £060n

Incerporate sustamability principles as standard
within our teasing offer

Develop our Smart Places product to become an
integral part of our campus offer

Active networks supporting our custorners,
communities and suppliers

Leverage our data and insights to develop

our office offer and support masterplanning of
major schemes

Make further disposals in retail to progress our
plan to deliver a smaller, more focused

Retatl business

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

Make our places net zero carbon and increase
their resiience to cimate change

Monitor concentration of exposure to individual
occupiers or sectors

- Consumer confidence

Employment forecasts for relevant sectors
Market letting risk [vacancies, expiries,
speculative development]
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Property capital return and ERV growth forecasts
- Total and speculative development exposure
Progress of developments against plan
- Execution of targeted acquisitions and disposals
in Line with capital allocation plan
Revrew of prospective performance of individual
assets and their business plans

Annual fncentive Award



0Qo

cco Expert People

Office and Retail businesses fully integrated
Effictencies 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 ta 27 9% from 34 9% across British Land

EnaBLe network formed
Focused on providing opportunities and
excellent customer services to all

Employee engagement score
73% employee engagement score, 6% higher
than the United Kingdom benchmark.

2018 data was collated prior to the combimation
of British Land and British Land Property
Managernent and relates to British Land only.

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

Generate efficiencies and leverage
experience through new team structure

Continue to reduce our gender pay gap

Voluntary staff turnover
Employee engagement

(£) capital Efficiency

Maintain appropriate leverage

Debt low with LTV at 34 0%
Flexible finance. £550m new debt finance
arranged; £925m of facilines extended
£1 3bn of undrawn facilities and cash with no
requirement to refinance untd 2024

Recycle capital to improve returns
£86m restdential and £296m retail sales
£129m share buyback completed, total of
£625m returned since July 2017

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

019 28.1%

2018 28.4%

Weighted average interest rate - proportionally
consolidated

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

2.8%

Take capital allocation decisions based

on relative value and in accordance with

our strategy

Maintamn balance sheet resibence with
sufficient liqguidity for business reguirements
Consider Sustainable and ESG linked Finance

Financial covenant headroom

- Available facilities and cash
Period until refinancing 1s required
Execution of debt financing, availability and
cost of finance in the market

Group
indicators

Total accounting
return (TAR)

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

This year our TAR was
£11.01% comprising a
dividend of 15.97p per
share offset by a fall in
EPRA NAVY of 14.5% to
774p per share.

TAR

(11.01%

2019 (3.31%

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% lee we are well
positioned in the current environments.

Completed Committed Near term

1 Triton Square

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

366,000 sq ft

1 Finsbury Avenue

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

287,000 sq ft

100 Liverpool 5t Norton Folgate
Office-ted Office-led
development redevelopment

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

336,000
sq ft

adjacent to Liverpool
Street station. 84%
of office space let to
occupiers including
financial services
tirms SMBC Europe
and Peel Hunt,

law firm Milbank

3

e s
Temn redg

135 Bishopsgate

Office-led development at Broadgate.
90% (et with occupiers including and German
advertising agency McCann, financial gym operator,
services firm TP ICAP and ttalian JOHN REED.
markeiplace Eataly.

524,000
335,000 sq ft i
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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 working closety with our construction partners, we have been able to re-open all
our major development sites whilst adhering to social distancing measures, including 100 Liverpool Street and 1 Triton
Square, but inewitably productivity is lower.

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

Medium term

1 Broadgate

Office-led development at Broadgate including 137.000sqg ;
ft of retail connecting Finsbury Avenue Square with 100 J ! ’ oo ,;1‘9' ;
Liverpool Street and the Broadgate Circle creating a L . R SOV PR Sewors i
retail, leisure and dining hub. ‘ '

538,000 sq ft

- 2&3 Finsbm*y Avenue

-Dffice-led develapment at Broadgate ;ncludmg ground
floor retail, a: publlcly accessnbte restauraﬁt café and ’
- 'roai termce :

N 563 000 sq ft

Aldgate Place,
Phase 2
Build-to-rent,
residential-led
scheme in Aldgate,
detivering 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. Dur campus customers cover a broad rix of sectors, including
government, media, technoiogy and financial services and our Retail customers are
amongst the best in today's challenging market.

Communities, partners and suppliers

Our communities are the people who live in and around our assets. We work closely with
cormmunity partners and loca! authorities and collaborate with them ahead of any
significant projects. We work with local suppliers wherever possible and promote social,
ethical and environmentat responsibility through our Supplier Code of Conduct.

Y Our people

i}y 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 cur existing team and the way we wvest in and develop talent,

Shareholders
2

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

Dealing with Covid-19

Supporw\q our stakeholders has been our prionty throughout
the Cowd-19 orting th

Pl with m ans and
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Customer and community stories

From the people wwho make our places.

Peel Hunt, Broadgate

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

“100 Liverpool Street stood out
for us because the design was
exceptional. The floor plates
enablied us to consclidate our
businesses onto a single level
which was a priority and it gave
us a real identity, because we're
one of onty a few companies in
the building. Plus, Broadgate
15 a vibrant hub with strong
environmental credentials and
that has real value for our people.
British Land demonstrated a real
willingness to accommodate us at
every steg, and we've been thrilled
with the resuit.”

Steven Fine,
CEQ Peel Hunt

British Land Annual Report and Accounts 2020
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East London Business Alliance,
Broadgate

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

“British Land plays a key role in our
community. Over eight years, they
have partnered with us and their
suppliers and customers to
connect over 400 local jobseekers
with employrent oppertunities in
and araund Broadgate, More
recently, they have been working
to cushion the Covid-19 impact on
our communities. This includes
reinforcing support for peaple we
have placed into jobs over the last
two years, connecting them to new
apportunities where needed and
delivering training so they are
resitient for the future.”

Julie Hutchinson,

Managing Director at Londan
Warks and Skitls & Employment
Director at ELBA

See pages 32 and 56 for stakehoider angagement and page 116 lor workiorce engagement

Central Market,
Tunbridge Wells

Centrat 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 strongty
anchored in the local community.

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

Thibault Bouguet de Joliniere,
Initiative Group



Lendlease, construction partner,
Regent’s Place

Lendlease, an internationat 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 coutld 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
tearn and cost consultants, together
finding solutions to problems before
they even happened. 1 Triton Square
shows what's pessible when clients
involve the whole lifecycle team early
on and encourage everyone to work
collaboratively together towards
shared goals,”

Chris Carragher,
Project Director at Lendlease

Urban Farms, Paddington

Square Mile Farms launched their first
urban farm at Paddington Central and
now supply locat restaurants on the
campus including the Londen Shell
Company and cur own Storey Club.

"At Square Mile Farms, we're improving
the wellbeing of urban communities
by integrating urban farms inta the
workplace. At Paddington Central,
we work with occupiers on campus
to create a cuiture 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 occupiers.”

Johnno Ransem,
Square Mite Farms

Mental health professional,
Canada Water

British Land works with the

charity Tree Shepherd to establish a
temporary low cost workspace, Thrive,
and business suppert programmes for
local entrepreneurs and SMEs.
Millicent is one of 47 paople we

have supported.

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

Millicant Martin,

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

A continuous dialogue

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

The way people work, shop and live
is changing and they expect to do
more of thezse things in a single
place while mimimising their impact
on the environment

WNrows engage wih rustiomens

Understanding how custormer demands
are changrmig helps us to pravide places
which meet more of their needs, driving
long term demand for our space

R I IV LA D LT
We have undertaken 24,000 visitor
surveys this year, For our retail
cccuplers, we have built a digital
platform that enables data sharing

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

the business

s

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

T

Qur places thrive when our communitres
and the people who support them
prosper, helping us create mare
successtul, inclusive places that make a
positive contribution to the wider
neighbourhoed and attract custoemers

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

Our people

Our people sirategy 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 atlowing them
to fulfil their potentiat

Why we engage with employees
Understanding what motivates eur
employees and how we can support
their wellbetng helps us to provide a
supportive workplace with apportuntties
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: Alighed to
Expert People

Sustainabitity: Aligned to
~» o skills & opportunity
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Our focus s on creating outsianding
and sustamable places to deliver
value for shareholders over the
long term

Key issues

Detivering long term, sustainable
incorne and capital growth, while
meeting Investors’ expectations around
environmental and social responsibilities

Why we engage with shareholders

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

How we engage with shareholders

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

How we respond

Strategy: A!igﬁed to
Capital Efficiency

Sustainability: Aligned to
futureproofing

Statement on s17Z 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
likely to promaote 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 cornpany’s business relationships
with suppliers, customers and others;

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

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

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

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

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

Whether or not the factor is a retevant 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 %6

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

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

We outline our employee networks
on page 34

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

HE BB
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PEOPLE AND CULTURE

Nurturing a working

environment that supports
our culture

We remain focused on creating a motivated and engaged workforce to

deliver our strategy.

Over the past 12 months we have
continued to make significant advances
in ensuring that British Land remains a
great place to work, so that our employees
can focus on the Company’s purpase
Employee engagement Is at the core

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

We continue to ensure that our values
[set out below] remain at the heart of

all our decisions, enabling us to again
support the Company’s long term
aspiration to build an mereasingly mixed
use business. Some examples of our
people strategy achievements in the
past 12 months are covered below.

Engagement

It s important 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 suppart 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.

Ourvalues

Bring your whole self

Listen and understand
- Feel free to he ourselves - Take the time to listen - Bring together the

Qur overall engagement score remained
a1 79% [same as the previous year]
which 1s 6% ahove the UK benchmark
score. The twao areas of focus for the
future of our culture I1s to be mare
collaborative and have more effective
two-way communication

Retaining and developing our employees
is tmpartant ta ensure that peaple are
engaged in their work and are developing
their skill sets; trairuing 1s key to this and
during the year over 8,000 hours were
spent an traming across the Company.
We promote people internally wherever
possible, and are pleased that in the
last year we have had 68 internal moves
ar prorotions, representing 12% of

the Company.

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

We recognise that in order to
successfully deliver Places People
Prefer, a unified workforce 1s necessary.
in 2018 we sold the third party portfolio
within our property management
business to focus on our own assets
and the rermnamning colleagues were

Be smarter together

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 between
head office and the centre managers and
estates directors.

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

Championing an inclusive culture

At British Land we are an emplover that
champions diversity and inclusivity: a
place where people can bring their whole
selves and be their best. We attract the
best talent and support them in reaching
their fult potential, Many imtiatives are ted
by groups of employees. Above all British
Land 1s 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 - Listen with respect and - Bwn our responsibilities - Grow our expertise and

- Bring all our passion and without jJudgement - 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

i AL Yl

Ehis

what we {earn
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Gender diversity’

Board of

Rirectors

2019 inner ring

2020 outer ring

1. Onan FTE basis.

Senior

managers

2019 inner ring

2020 outer ring

Throughout
British Land

2019 inner ring 52%
2020 outer ring 51%

Note. On a headcount basis, as at 31 March 2920, our warkferce comprises 565 employees (293 fernale, 272 malel. with 123 senior managers [44 female, 79 malel.
‘Senior managers’ represents the Executive Comrmittee, members of the British Land Leadership Team and employees in certain other semor roles. The Board

comprises 10 members (3 female and 7 malel.

This year British Land was named

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

have taken the most action to improve
social mability 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 socio-econamic
backgrounds to succeed. We recognise
that diversity of backgrounds leads to
diversity of ideas and can help us to
engage better and understand our
community and customers better We
continue to work in our commuynities to
support the Pathways to Property
programme 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 also proud that
our Stonewall Index rank has climbed
156 places since 2018 and we are in the
top quartile for being an inclusive
ernployer of LGBTQ+. Of the employees
that took part in the Stonewall survey,
96% said they feel able to be themselves
atwork and 81% feel comfortable
disclosing bemng LGBTA+ to ther
colleagues. This represents the efforts
by so many to make British Land a

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

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

We created the "EnaBLe” network (our
seventh netwark] to celebrate ability, as
we believe that no one should ever feel
disabled. In July 2019, members of all
seven networks showcased their current
plans and future aspirations at cur
successful diversity and inclusion
conference. We have also cormmitted to
sharing some of our networks’ best
practices with occupters on our
campuses Following a series of on site
meetings with occupler representatives,
we have established great Uinks with
arganisations looking to replicate same
of the things we have done within their
businesses. The meetings have also
enabled us to align better with our
customers’ needs in the areas of
wellbeing, sustainability and collaboration,
whilst also bringing sorme new skills and
techrigues back into British Land.

These netwarks 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
Committee and senior managers,

was formed to unlock new levels of
performance and teamwark gaing
forward, particularly by focusing on how
we lead our teams and how we interact
as a group. It further aims to strengthen
eur culture of continuous improvement,
which we believe is scmething that
distinguishes great companies.

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

As leaders in the preperty industry, we
understand that we have a responsibility
to the people who occupy, visit or bive In/
around our spaces but also to the
environment Our CSR Committee was
therefore established and is chared

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

(1115 a first-class employer, (115 a
first-class builder of real estate,

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

and inclusion

One example of community engagement
Is our annual volunteering day, which
last year saw the majority of our emptoyees
join 30 community events In a single
dayn July, Since 2017, 42 employees
have signed up to the Step on Board
programme, an external service that
supports employees ta volunteer as
non-executive directors and trustees of
charities and voluntary organisations.
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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 netiworks across our campuses, making
these places stronger and more successful communities.

EnaBLe

Qur newest network ‘enaBlLe’
was set up mn May 2017 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, custorners and
local organisations to identity
opportunities to promote
understanding and improve
our facilites. Over the last

12 manths 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 senes of networking
and weltheing events to
support our ethnic minarity
employees. We welcormed
renowned author Abir
Mukherjee to 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
staries of LGBT+ Africans.
Severat families from near
our Paddington campus also
shared what Black History
rnonth meant to them.

Parents & Carers network

Qur Parents & Carers
network welcomed speakers
and hosted webinars on
1Issues ranging from how to
choase the right school to
managing sibling rivalry.
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BL Pride

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

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

We collaborate with HR to
review and update internal
policies so all parental leave
and healthcare is LGBT+
inclusive and now cludes
cover for staff who may be
transiticning. We were
thrilled to achieve a rank of
118 out of 503 submissions
in the 2020 Stonewall
Workplace Equality Index,
our fughest 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 theatrical
show, "Ada Ada Ada”, telling
the stary of the life and work
of Ada Lovelace.

Wellbeing Committee

In the year, we prowided
training for 161 employees,
helping them to recognise
colleagues who ray be Living
with poor mental health or be
in need of support. We have
intreduced new stress
management and weilbeing
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 TO OUR
CAMPUSES...

Paddington Central

At Paddington Central a Diversity & Inclusion
netwark was sel up by our occupiers and supported
by British Land. We have hosted meetings and events
at our Storey Club space and our Community
Managers are reaching out to more occuplers.

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

Regent's Place

In June, campus occuplers including Centsu Aegis
Network, Facebook and Lendlease joined forces with
commumty partners to create a Pride network for
Regent's Place. This network provides a forum for
occuplers 1o poolideas and resources which promote
inclusion. We also launched a Regen Network in
partnership with climate change group Comron VC,
which s occupler led and has attracted support from
community groups inciuding Global Generation, wha
have space at Canada Water and Regent's Place.

Broadgate

At Broadgate we have supported the launch and roll
out of a Mental Health network and held events at
the Winter Forest in aid of the mental health charity,
Mind in the City, Hackney and Waltham Forest.
Virtual events were also held 1n the lockdown period.

Bealing with Covid-19

Qur networks have been an exceptional source of
strength and community throughout the Covid-19%
crisis. From providing tips on how te homescheol
while working fram home, to virtual quiz mights and
coffee mornings, employees have been connected
to each other and the wider business. Thanks to the
expertise and hard wark of our technology team,
we have been abie to deliver on cur 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 homophaobia, biphobia and
transphaobia in schools.

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

Tim Ramsey,
CEO Just Like Us

Just Like Us presented to the BL team at an event hosted
by the BL Pride network on "Challenging Conversations”
and British Land hosted a day of workshops and training
for around 100 secondary school students and teachers
taking partin 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 ahead.

Through our new strategy, we are
intensifying focus on two areas where
British Land can create the most benefit:
1) making our whote portfolio net zero
carban, and 2] partrering to grow social
value and wellbeing in the communtties
where we operate. While concentrating
on these areas, we will maintain

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

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

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

Mare ar our steate]
vy bobshland comfoa:

To drive improverment across our

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

Turning to our cantribution 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 uniguely positioned to bring people
and organisations together around
cormmon local 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 local people into employment.
Another is the enthusiasm of our
custemers who continually collaborate
with us to support the local community
through the Regent’'s Place Community

i performance Can e lound 10 sue Sustamatislity Accounts ot
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Fund. From this year, this place-based
perspective will become our corporate
approach, and at each place we will
progressively bring together customers,
suppliers, community groups and
representatives with our own peopte to
maximise the local value produced from
our shared resources. This will not only
build a stronger community for all our
stakeholders at each place, but align us
more closely with the local narrative,
which will improve our business decisions.

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

Latyam

Simon Carter
Chief Financial Officer



Our performance on
sustainability indices

We use industry-recognised
indices to track our sustainability

2020 sustainabilty 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

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

performance. communities where we work As this wellbeing and prosperity.
T e T T eem anto. d
¥ GRESB 2019: programme comes 1o an end, we are [tus year marks the ninth of our
. pleased with the progress achieved in many
" 4 star rating, areas, and better Informed as a result of the partnership with the National Literacy
[ 23 S B Green Star : Trust, which has resulted in relationships

q : CDP 2019:
CDP B score

challenges we have faced in others.

Our success in more than halving landlord
operational energy use per sq ft against
our 2009 baseline has contributed to a
73% decrease in the carbon intensity of

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

QQGSRCMIW“ @ MSF! Es{?‘{q our portfolio, far beyond the 55% target we  able to access throughout their Lives The
R T -] Rating 2019: AAA set and a matenal leap towards our net positive impact of long term, place-based
: zero carbon future. partnerships, such as these, 15 also
d t i
@ o I the communities where we work, work v the Slls & Recrutmens contre
Index 2019: we have helped 1,745 people into

FTSE4Good

Top 98" percentile

Good progress on our 2020 targets
but more to do

Achieved or exceeded

73% reduction in carbon intensity
(Scopes 1 and 2) across our
portfolio versus 2009 baseline
[targst: 55% index scored)

53% 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
[targst: 15%)

1,745 people supported into jobs
through Bright Lights, our skills
and employment programme,
since 2016 (target: 1,700), working
with supptliers, custemers and

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

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

How sustainability adds value

and at Regent’s Place, where collaboration
with our customers has established a
communty fund working to support local
intiatives. Qver the long term, fostering
strong local connechions such as these s
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. Far Brnitish
Land and our people, supporting and
encouraging skills-based volunteering
helps develop better professional skills
and deeper understanding of the needs of
our communities, resulting in better
deciston making.

There is growing evidence which supports the commercial case for more sustainable

local partners ¢ . ;
buildings in terms of generating a rental premium and increasing the pace of letting space.

More challenging but strong progress

- 96% of electricity purchased from
renewable sources (target 100%)

- 94% progress on our Local Charter
at our places [target: 100%i,
investing £2.8m in our local
communities

Research by JLL demonstrates that:

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

With the number of companies based in Lendon signing up to science-based
sustainability targets doubling since Decemnber 2018 the demand for sustainabte real
estate is expected to increase significantly.

For progracs on all of pur 2020 targets

Py page 121
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T

Transition Fund; accelerating net zero carben

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

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

Juning FY2T1, a transition plan witl be created for each of our
assets, detailing the measures required to reduce operational
emissions and strengthen thetr resilience to clirmate change.
These will aggregate up into a portfolio-wide transition plan,
detailing pur journey to net zero 1n 2030

In the same way that the Community investrment Fund has
supparted our social contribution over the Last 10 years, the
Transition Fund will create a ring-fenced source of funding to

hielp transition pur portfolin tn a more resilient, low carbon state

Achieving net zerc carbon at 100 Liverpool Street

British Land pathway ta net zero

Our new 2030 strategy

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

To concentrate the business on driving progress n the
mast urgent areas, we have chasen two primary focuses:
achieving a net zero carbon portfolio and a place-based
approach to social contribution,

1. Creating a net zero carbon portfolio by 2630

The main elements of this will be:

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

- A 50% reduction in embaodied carbon emissions at our
developments, to below 500kg COze / m? by 2030

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

- Creation of a Transition Fund, resourced by an internal
carban fee at £60/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

Reducing embodied carbon

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

- Targeting BREEAM Excellent

- EPC A loffices)

Trialling new inhovations

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

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

(el 1o the UN's Sustainable Development Goals:

ppem 12 - responsible consumption and production,
PR and 8 - decent work and economic growth, and
LB wilbe underpinned by 17 - partnership for the

nE=

goals. Our tong-standing partnership approach
@ produces greater value for mere people.

3. Environmental Leadership

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

4. Advocating Responsible Business

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

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

- mandating prompt payment

- integrating wetlbeing, everywhere

- being a champion of responsible employment

. -
Low upfront payment to achieve net zero
26,700 tonnes Eb[)/tonne1
Total embodied carbon Internal price of carbon
0 1)

0.4% 0.2%
of total construction costs of net development vatue
Total embodied carbon of Exceeding our 2030 target
395Kg coerm: 500K coesm:
1. Commutment to mitigate embodied carbon at £40/tonne 15 for

British Land share of deveioprnents.

2036

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

- UKGBC 2030 targets achieved for new developments

More information o ir strategy can be found a!
wan britshland comysustamabiliy/sirategy

Community Investment Fund: tackling Covid-19

Established in 2008, our Community investment Fund now

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

review, the feedback provided by our community partners, site

teams project beneficiaries and customers has enabled us to

evolve our appreach and develop a2 range of very successful,

often award-winning, nitiatives and incredibly strong charity

and cormmunity partnerships Today the fund fecuses on local

Initiatives that benefit the communities around our places;

much of 1t is focused on multi-year commitments to our long

term partners with ring-fenced funding te give them certainty of
resource. Together with our site teams, suppliers and, where
appropriate, customers, we work together to achieve the i
greatest impact possible in our local communities. We ensure :
funds are directed to streng community and chartty projects

around our properties and beyond, to help deliver our Local

Charter. We also provide matched funding for employee

fundraising and contributions to employee payroll giving

donations - helping support causes that matter to our people.

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

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

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

Climate-Related Financial
Disclosures

The Board recognises the systemic threat pesed by climate change and the need for urgent mitigating action. We have a track record
of improving environmental performance, we were one of the first real estate companies te introduce stretching carbon reduction
targets that go beyond the dernands of the Science Based Targets initiative for Scape 1 and 2 emissions, and we are a founding
signatory of the Beiter Buiidings Partnership’s Climate Change Commitment. Since 2009, we have reduced our operational carbon
intensity by 73%, and we are announcing 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 Committee low carbon transihon
Net zero strategy reviewed at nsk scenario
the Board away days - physical risk scenario

Operational Accountability
TCFD Steering Cormmttee
established

Progress

Qur newly-formed TCFO Steering Committee undertook twa cimate 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 zere, including aggressive
climate and energy targets. Our updated Sustainability Brief will enable asset-level delivery of this approach.

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

Physical: Transitional:
- Audit asset resilience - Policy development
Potential compound impact - Supplier resilience
ldentify opportumities - Identify oppartunities
2021122 Organisationat response

Portfolio level:
Quantfied exposure
to each risk event

» Adapting corporate strategy

Mitigation targets

> Adapting financial planning

Incorporate into enterprise - Ml Risk management metrics
risk management

Fer mare mlorpation, see cur 2020 Sustairabibly Accoding al wanw brtiahland com/date

42 British Land Annual Report and Accounts 2020



Governance

Board oversight of climate-related
risks and opportunities

Our Board Directar responsible for
climate-related 1ssues 1s Simon Carter,
Chief Financial Officer Simon chairs

our Risk and Sustainability Committees,
ensuring continwty and accountability
As part of assuming these responsibilities,
Sirmon took part In The Prince of Wales's
Business & Sustainability Programme
at the Cambridge Institute for
Sustainability Leadership.

The Board 1s updated on climate-related
Issues at least annually and has
uitimate oversight of nsk management
Significant and emerging risks are
escalated to the Audit Committee and
climate risk 1s tracked as part of our
Catastrophic Business Event risk
categary Isee page 84},

QOur Board 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 climate-related risks.

Board

Executive and Management

Management’s role in assessing and managing climate-related

risks and opportunities

The Board delegates responsibility
for analysing:

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

The TCFO Steering Committee
reports to the Risk and Sustainabibity
Committees, both of which meet
quarterly. Ultimate oversight 1s at
Board level, with our new Corporate
Social Respensibility Committee
playing a rele from May 2019, Any

resulting disclosure requires approval

by the Audit Comrnittee.

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

and leasing. The delivery of the
sustainability programme, including
our net zero targets, I1s overseen by
thus Committee, which reports to the
Board's Corporate Social
Responsibthity Committee

Board of Directors

'y

Audit Committee

A

Corporate Social Responsibility {CSR}

Committee

F Y

. Sustainabilty Committee

F 3

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

Development, Finance, Investment, Procurement, Property management,
Risk management, Strategy and Sustainability
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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 months 1 to 5 years Over 5 years

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

Exampies of climate-related risks

Extreme Weather

Shor! term risks ngher Ilood rlsks Could increase insurance costs. This could in lurn, increase service charge costs for cuslomers.
Inability to sell or rent property assets at book value, due to flood risk.

impact on corporate sirateqy Flood risk assessments undertaken for our current portfolio
100% of high risk assets have flood management plans

tmpact on financiat ptanning Ftoad risk is etectively priced inta our valuations.
Flood risk factared into our process for acquisitions and developments.

Energy regulatlon

Medium term risks Lease renewats sub}ect to Mimmurm Energy Ef{ iciency S(andard (MEESE comphance and a[i leased properties SUb[eCt to

MEES fram Aprﬂ 2023 with few exemptmﬂs

Impact oh corporate strategy Through our fulurepronﬁng programme we monitor the 5% of our portfotio with F or G Energy Perforrnar\ce Cerhhcate
{EPC] ratings [by floor area). Property Managers will take action on F and G rated assets by 1 April 2023

fmpact on financiat planning MEES non-compliance would pose a risk of revenue loss and a potential iability from non-campliance penatties.
Energy prlces

Medlum terrn nsks Energy cost voiauuty

Irnyact on corporate stralegy Through our EfflOEhCy programme, we reduce our energy consurnption profile and ummately our exposure
to pru:e fluciuanans

lmpact on f'nancual ptanmng Financial medeiling |nc[uc$e5 the expected occupancy of assets and their assouated energy costs. F'rucuremeni manages
the financial risk of volatite energy prices.

Examples of climate-refated opportunities

Resource eificiency

Shnrt term opportunlty Energy savings from the UK Energy Savmgs Opporiumiy Scheme [ESOSI

Impact on corporate strategy As part of complying with 505 in 2017, we have identified initiatives represemmg £1.4m of capex investrnent that woukd
save £1, 2m annuauy and payback in 13 months

Impact on ﬂrrancial plannin.g The business cases for these capex investments are consudered as part of our overarchmg financial prgeess

Energy sources

Shorttermopportunity  Reverue generated from solar PYinsiallatons onourassels.
(mpact o::corpora(e strategy (r\sta{{ation of soiar PV at 10 assets, generaung 1 763 MWh in 201‘?1’20

Impact on flnanCIal.;iannlng The cost savings and revenue from exporting to the grid are factored Inte our fmanc»al plannmg

Products and services

Medium term opportunity Earmng arental premxum from hlgh efﬁmency bwldmgs wuh a De5|gn for Performance approach

Impact on corporate strategy Qur Sustainability Brief for Developmems sets out our requirement for detailed energy modelling early in the de5|gn
stage to Inform design and set operational perfermance benchmarks. To {earn from industry best practice, we also
became a member of the Better Bul(dmgs Partnersmp S Desqgn {or Perl‘nrmance mlt atwe in 2020.

Impact on financial planning Rental incorne for high efficiency and low efficiency assets would be factored into our revenue furecasls in the rnedlum
term, as this wauld affect their marketabitity.
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Assessing the resilience of our strategy

British Land undertagk an imitial analysis of medium term portfolio risks in 2017, informed by the internal scenarios workshops
held in surmmer 2019, we will carry out TCFD-aligned scenario analysis in 2020, including a scenario where global warming is

Limited to 2°C or lower.

Risk management

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

this Report.

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

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

Identifying and assessing
climate-related risks

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

Metrics and targets

Our risk register tracks:

Description of the risk
lidentification}
Impact-lkelihood rating
[evatuation enabling prioritisation)
Mitigants [mitigation)

- Risk owner [monitoring)

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

Brief for Acquisitions sets out our
environmental criteria for acquiring

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

Managing climate-related risks

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

We prioritise principal risks through
our corporate risk register and risk

heat map. The impact-likelihood rating,

which is evatuated 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 quarterly by the
Risk Committee, which comprises the
Executive Committee and senior
management. The Board is ultimately
responsible for and determines the
nature and extent of principal risks

it is willing to take to achieve its
strategic objectives.

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

Below are the cimate-related metrics and targets against which we currently report.

Climate-related risks

2020

5% 5% 5%

Energy regulation EPCs rated F or G [% by floor areal
Extreme weather Portfotio at high risk of flood {% by value] 2% 3% 3%
High flood risk assets with flood management plans [% by value] 100% 100% 100%
Climate-related opportunities
. 2020
Resource efficiency Scope 1 and 2 carbon intensity reduction versus 2009 (2020 target: 55%
reduction, index scored) 73% &4% 54%
Landlord energy intensity reduction versus 2009 {2020 target: 55%
reduction, index scored] 55% 44% 40%
Energy sources Electricity purchased from renewable sources {2020 target: 100%) % 96% 97%
On-site renewable energy generation [MWh) 1,763 1,131 782
Products and Portfolio with green buitding ratings (% by floor areal 23% 18% 18%
services Developments outperforming Building Reguiations 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%
versus our 2009 baseline, exceeding our 2020 reductian target,
through the National Grid decarbonisation and our own
efficiency improvements.

n 2020, we invested £880,600 10 delivering over 20 energy
efficiency projects including a boiler upgrade, building
management systems optimisation, improved hghting controls,
and the installation of LEDs. These are expected to result in
annual energy savings of 2,250,000 kWh. Over the next

12 rionths, we will pursue (S0 50001 accreditation at our
commercial offices

Absolute emissions Scope 1 and 2:

200 geomvmrann 7,615

2017 poemmeny 8,105

20'8 o 6,842

2017

208

B G R R A R L R TN Y 44,661

IR 14,239

22,318

26,815

M Location-based methodology
# Market-based methodology

34,269

41,758

46,637

Scope 1and 2 emissions intensity™ {Tornns U0 o)

P
Offices: per m- net lettable area B 0.032 0044 0118
Retail - enclosed: per m-~ 0.037 0.043 0174
Retail - open air: per parking space 0.044 0.049 0.106
Total managed portfolio: per £ gross rental and related 1ncome’ . 38.05 a2t -
Absolute Scope 1 and 2 emissions and associated energy use
L - - o o ).L*-Z;; ________ 2870
Scope 1 Combustion of fuel:
Managed portfolio gas use and fuel use in British Land owned vehicles 6,327 6,433 U156 30,715 31,202
Scope 1 Operation of facilities: Managed portfolio refrigerant loss from
atr conditianing 418 123 - - -
Scape 2 Purchase of electricity, heat, steam and Locstion-based 15,373 20,268 41,184 62,880 74757
cooling for our own use; Managed portfolio electric.ty
use for commeoen parts and shared services Market-based 669 1,549 - - -
Total Scope 1 and 2 emissions and associated Location-based 22,318 26815 46,342 93,595 105935
energy use Market-based 7,615 8,105 - - -
Proportion of Scope 1 and 2 emissions assured by an independent third party 100% 100% - 160% 100%
Proportion that is UK-based 100% 100% - 1060% 100%
Absolute Scope 3 emissions - managed portfolio® | lonnges 00 o

24720

Landlord purchased energy: occupier gas and electricity Location-based 33,405 35,671
consumption, upstream impacts of all purchased energy
(including the fuets of on site vehicles] Market-based 1,534 nr
Landlord purchased water: unstream impacts 285 183
Waste management: dawnstream impacts 51 409
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 Companies Act 2006 [Strategic Report and Directors’ Reports! Regulations 2013 and the Companies
{Directors Repart] and Limited Liability Partnerships (Energy and Carbon Report) Regutations 2018 [ the 2018 Requlations’] These sources fall within our consohidated
frnanaiatl statements and relate to head aftice achivities and contralled emisstons fram our managed portfolio. Scope 1 and 2 emissians cover 99Y%, of our multe-let
managed portfolin by value We have used purchased energy consumptian data, the GHG Protocol Corporate Accounting and Reporting Standard [revised edition) and
emission faclors from the UK Government's GHG Converswen Factors for Company Reporting 2019

2 Drmissions and estimations: Where asset energy and water data was parually unavailable, we used data from adjacent periods lo estimate data for missing periods

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

3 Gross Rental Incorne {GRI] from the managed portfolio comprises Graup GRI of £434m (2019 E£439m), plus 1007 of the GRI generatad by joint ventures and funds af
£287m (201% £314ml, less GRI generated assets outside the managed portfola of £212m (2019 £173m)
4 For tull Scope 3 greenhouse gas reporting, see the British Land Sustainability Accounts 2020 atwwww britishland com/data

5 FY12 resigential data has been restated as mare accurate data became availlable
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Non-financial
reporting disclosure

Where information can be found in this
Report on our impact

Reporting
requirement

Key policies

include Risk areas’

Stakeholder engagement
A new approach to sustainability
Reducing carbon intensity

Envirenmental
matters

Sustainabitity Policy?
Sustainability Brief*

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

Disclosures

Sustanability performance measures

Employees

Code of Conduct?
Mealth and Safety
Policy?

People and culture
Managing risk in delivering our strategy

Human rights

Code of Conduct?
Modern Slavery Act
Statement?

Managing risk in delivering aur strategy

Social matters

Sustainability Policy”

Code of Canduct?
Local Charter?
Sustainability Brief
Health and Safety
Policy?

Sustamnahitity

Managing risk in delivering our strategy

Anti-bribery and
corruption

Anti-Fraud Policy?
Anti-Bribery and
Corruption Policy*
Whistleblowing?

Business model

Strategic focus

Non-financial KPls

Strategic performance and KPls

Sustainability

Climate-retated financlal disclosures

1. Linkages o cur Principal Rizks and Other Group Risks which can be found on pages 78 to 87,
2. Available on www britishland.com/policies
3. Employee yersion avallabte through our internal Employse Handbook. Supplier version available on www brilishland com/policies

Supply chain

We ask supptiers to work in a way we
believe 1s best practice to achieve our
social, envirenmental and ethical
standards. The effectiveness of our
policies In this area can be seen in our
sustainability performance measures
on pages 221 to 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 environmental
management in our Supplier Code

of Conduct.

Human rights

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

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

Anti-bribery and corruption

We are committed to the highest

legai and ethical standards in every
aspect of gur 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 cn
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 henefit from excellent transport connections; aur campuses are well
located for the undergreund and National Rail making thern easily aceessible across
London and two have Crossrail stations immediately adjacent.

Open and public spaces

The scale of our campuses and retail assets means we can curate the space around
our buildings to provide places where people can relax, sacialise 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 community.

The right mix of uses and occupiers

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

Flexible and affordable offer

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

Deating with Covid-19
Byrwpunqu quic

15 a clear need or to prnwdp lnr
have been altected
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Campus stories
Creating places to work, shop and be entertained.

d3434d

At our Londen campuses and Canada Water
we're curating our space to be in line with
modern Londan lifestyles, reflecting the needs _
of the people who use it. i e +il

BROADGATE __ L O IRLY

. seem oy

i !ﬁilul iy

Broadgate is successfully appealing to ay
broader range of occupiers on both new
refurbished space, demonstrating.its uniguygf
appeal. This year we let space on the existhg .
portfolio to challenger bank Monzo with Hank
-of Montreal and Workday among fhese taking
space in our newest developments, We-
added new restaurants Baraka and Bar
Doura with retailers Reiss and Waterstones
also taking space. In Septernher, Finsbury
Avenue Square was transformed by the
. “Please be seated” installation for London

" Design Festival and our popular Winter,

Forest returned for its third year. '

97%  £162m

‘Occupancy . " Rent
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Regent's Place is fast becoming
a showcase for how to build
and manage space in a more
sustainable way. Cur 1 Triton
Square development will be
one of the most sustainable
buildings in London and our
public realm improvements
are adding more green space.
At 338 Euston Road we
partnered with a circuiar
economy specialist to refit
space for a technology occupier
while minimising their carbon
footprint and saving money,
and this year we opened a new
cafe built entirely from recycled
materials which has a more
sustainable approach to food.

QOccupancy Rent
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Paddington
central®

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

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

At Canada Water, we were delighted to
receive a resolution to grant planning for
our 53 acre masterplan, as well as
confirmatien that the Mayor of London
will not be calling in the application for
further consideration. This reflects our
successful pregramme of engagement
with the locat 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 demonstrating the real
potential we have to create a cultural
hub at Canada Water. We announced

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

oxhibations, conver saiions e‘ma‘J the dayio ivi"f‘}f o
COMIUNILY D108t td, Britishi i a ,
ard retionted ihy edbackom then masterplan, |

gone bevond the formal planning pracess 1o mmiprave

el Tt e
BOobisien

for: e—ﬂzsid@m%‘s, for exarnple by a_.rx._-m_}]w;; the lecation of
contro and the dock crossing, as woll as responding positively

to our need for mors socal housing.”

Peter fohn, Leader Southwark Council

British Land Annual Report and Accounts 2620 53



MARKET INSIGHTS

Understanding our markets

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

Heightened economic uncertainty
Forecast real GDP growth %

Scurce Office for Budget Responsibility, April 2020

Cowvid- 19 has introduced an unprecedented
level of uncertainty for our business and
our markets. It 1s extremely difficult

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

Already this uncertainty has caused
occupational and investment markets
across our business to stall, For Offices,
the fundamental atiractions of London
remain sound 50 recovery, when
restrictions are fted, I1s expected to
come sooner, but the impact may be
more prolonged in Retail

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

Our response

We have actively strengthened our batance
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 thase 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 shopping This structural
theme has accelerated as a resutt of
Covid-19 which saw more people shop
onbine than ever before, At the same
time, with people obliged to stay at
horme, they saw fewer reasons to shop
for non-essentials, such as new clothes
or beauty products.

As a result, several operators whose
business models were already struggling,
antered CVA or adrministration In the
shart term, many businesses have
benefitted from landlord or Government
suppert, but how Llong this can rernain in
place 15 not clear Longer term only
businesses which successfully evolve
their offer to be compatible with online
will be successiul

Our response

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

Unemployment in London

2.1m

Jobs in the UK digital
economy

+150%

Increase in digital tech
jobs since 2015

Source Technation

Notwithstanding the impact of Cowd-19,
the war for talent in London s having a
real influence on the type of space
occuplers are looking for

London and the South East host mare
than half of Furopean HQs for the
world's largest 500 companies and in
2019, London receved $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
compeling for the same skills, 1t has
become harder to attract key talent.

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

Qur response

Our newest developments deliver

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



Focus on sustainability

Indicative relationship between
operationat and embodied carbon
emissions for offices

Whole lfe coerational
carbon emiss:ons

Wihole ufe ermbodied
carbon am . ssiars

B Ermboaied emissions to practical completion

S Embodied ermissions from fit out,
refurbishment and decanstruction
Operational ermissions from energy use

Source RIBA, British Land

This year, the urgent need to address
climate change attracted media and
public attention on an unprecedented
scale With buildings and construction
together accounting for nearly 40% of
global CO, emissions, cur industry has a
real responsibility to act quickly Not only
1s 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 is
everything from the building’s structure
to its furniture. and by sourcing any new
rmaterials responsibly, we can mimimise
the carbon impact of development, With
maore thoughtful construction, leveraging
technology to deliver operational
efficiencies, we can further reduce
emissions over a building’s tfetime.

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

Qur response

Qur 2030 sustainability strategy, includes
a commitment to achieving a net zero
carbon portfolio by 2030, This supports
our bustness with research by JLL
demonstrating that sustamability can
drive value through higher rents and
faster leasing.

Social inclusion

What makes a successful place

Role of tachnology

Why companies invest in PropTech %

Source Project for Public Spaces

There is 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 particularty evident during the
Cowd-19 crisis when many property
cormpanies responded proactively,
providing financial and practical support
to businesses and commumnities in need

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

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

Source KPMG

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

Data collection and analysis 1s at the
heart of this. Data can demonstrate how
space 15 used, helping us refine our offer
to meet more of our customers’ needs
For example. data-driven insights can
help to identify the right mix of uses and
the right operators for our schemes
Technology can also help us personalise
space, potentially generating improved
efficiencies for us and our customers.

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

Qur response

Our dedicated Smart Places team Is
focused on delivering digital placemaking
in our developments and eveluating
opportunities to enhance the digital
capabilities of our standing partfolio,
Ourinvestmentinte Fifth Wall, a PropTech
fund, keeps us alert to the wider
possibilities in this space.
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PERFORMANCE REVIEW

Market backdrop

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

Macro-economic context

The backdrop remained volatile
throughout the year, reflecting continued
Brexit uncertainty and a fast-changing
political environment including December’s
General Flection. The decisive election
result and subseguent greater clarity on
Brexit improved confidence, but this
dropped markedly as the Cowd-19 sitluation
developed through February and March.
Most shops selling non-essential goods
and services, including entertainment,
dining and leisure remain closed.

The longer term economic impact of
these restriclions 1s expected to be
significant, albeit hard to quant/fy and
despite Bovernment support, the Dffice
for Budgetary Responsibility's iltustrative
projections are for GOP to decline 13%

in 2020, with animprovement in 2021
(based on 14 April 2020 report]

London market

The London investment market was
subduedn the first half of the year with
investors cautious pending greater clarity
on Brexit, but there was a notable uptick
In activity after the election with £4.4bn
of Central London deals in the quarter to
December 2019, and yields were widely
expected to contract. However, In the wake
of Covid-19, a number of transactions
were cancelled or postponed, leading fo
a drop In volumes far the quarter to
March 2020. While confidence may be
impacted in the short term, longer term
the market 1s underpinned by sound
fundamentatls and in the context of
global uncertainty, London real estate

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

Occupier demand for high quality, well
located space remained strong throughout
the year Take up 1in our markets was up
2% in the year, ahead of the long term
average and prime rents ncreased
moderately in both the City and the West
End to £73 psf and £110 psf, respectively.

A preference 1s also emerging for space
which 1s sustainable with the rental
premium for bulldings which are rated
BREEAM Outstanding or Excellent
estimated by JLL to be ¢, 10% 1n central
London. Flexible workspace continues to
be important, and accounts for 12% of
take up, although certain business
models particularly those who do not own
their own space, were struggling even
prior to Cowid-19, and for these operaiors,
the current environment is proving
particularly challenging Activity slowed In
March and locking forward, polarisation
towards high quality, well located space 1s
Uikely to accelerate, Supply 1s relatively
constrained in these markets and
pre-letting levels have remained healthy,
with 61% of development under
construction already taken

Retail market

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

Glasgow Fort
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However, a number of these deals

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

The occupational market remained

tough throughout the year and deferiorated
with Covid-1%. Many of those with goad
underlying business models have suffered
and despite significant support from
many {andlords and the Government,

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




Our Strategy

Our long term strategic focus remains unchanged, bue we will evolye or

adapt our strategy as appropriate.

A Mixed Use Specialist

We heeve u elear long term stratesy to build an inereasingly 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, o 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 ermerge s¢ we will remam

alert as things develop and flexible ini our

approach. including evolving or adapting
our strategy as appropnate.

Why mixed use?

We recognise that the way people use
real estate s changing and that the most
effective way to drive enduning demand
for our space is to evolve our offer in line
with thase trends. In the wake of Cowvid-19,
there s Likely to be an increasing
emphasis on warkspace whichis high
guality, modern and supports more
flexible working; places which benefit
from green and open spaces are also
more likely to be preferred. The ability te
shop quickly and efficiently near ta the
place of work Is & key advantage in the
shert term, and long term, people will
agaln want gpportunities to socialise or
be entertained nearby. There s also a
growing expectation that businesses and

Progress on our strategy

Key focus araas apd indicative busihess inix

Campus focused London Offices -

Progress

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

How does it deliver value?

Asuccessful mixed use strategy,

with strong environmental and social
credentials i fully aligned to the evolving
needs of our customers and how pecple
use our places. By helping drive enduning
demand for our space, it supports the
delivery of long term sustainable value
through rental growth and high accupancy
At our campuses and multi-let spaces
we cantrol not just the buildings, but the
spaces between them. As such,
investment we make into the broader
environment has a positive impact en the
value of our 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 tocal areas to support the
local communities arcund which we
operate; we believe that by playing a

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

Progressing development on our carmpuses and de-risking thraugh pre-lets with 88% af our

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

How are we delivering it?

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

Campus focused London offices: with
a blend of core and flexible space,
including the further build out of Starey,
integrated alongside a world class
retall and leisure offering
A smaller, more focused Retail
portfolio: high quality, accessible
and well tocated assets which are
affordable to retailers and can play a
role facilitating online fulhlment such
as click and collect. In London, assets
focused on transport hubs, especially
assets with mixed use potential

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

recently carmnpleted and committed developments now let to a broad range of occupers

60-65% -
Including Storey c.5%

Creating options with 760,000 sq ft of planning applications submitted
Storey operational across 297,000 sg ft on all three campuses with further 90,000 sg ft identified
- Smart-specific guidance documents produced for internal teams and supply chain; smart-enabled

our head office bringing building systems and sensors inta a single cloud enviranment, which will
enable us to control and manage space remotely, selected partner to detivar our Campus app

Refocused Retail

- Outperformance on feotfall and sales

25-30% -

Canada Water & Residential

£2%4m assets [our share) sold since Aprl 2019, 5% above book value

Focusing on assets which support instore fulfilment and click 3nd collect

Completed on eight units m the perad at Clarges with ane unit remaining at a book value of £3m

Achieved resolution to grant planning at Canada Water and canfirmation that the Mayar will not

c.10%

call in the scheme, posianing 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
an the building now agreed

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

Campus focused London offices

At our London campuses, we create and
rmanage sorne of the bast connected, most
accessible space in London. Located in
vibrant and exciting neighbourhoods,
they provide world class, rmodern and
sustainable offices alongside public
spaces, with a range of places to spend
time outside af work. These unigue
campus benefits are the result of
specific investment aver many years
and represent a clear attrachon to
businesses seeking to hire and retain
the best people.

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

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

Storey is debberately differentiated from
other tlexible offerings i allowing
occuplers to personalise therr space
thraugh therr own branding while
benefitting from the shared amenities in
the bulding and on our campuses. It has
helped attract new types of occupler to
our campuses, particularly tech and
creative bustnasses who benefit from
being located around some of the
waorld's leading knancial, legal and
professional companies. Storey has also
became a valued service for existing
OCCUPIers on our campuses, providing
overftow or project space, and thraugh
Storey Club at Paddington, we offer ad
Hhoc meeting and events space to atl our
Paddimgton occupiers.

A smaller, more focused
Retail portfolio

In the context of rapid and fundamental
structural change in retail, which could
be accelerated as a result of Cowd-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
reflacting our Longer term view that as
part of an increasingly mixed use
business, the nght assels 1n the right
locations will succeed. These Include
figh guality, accessible and well located
assets which are affordable to retailers
and can play a role facilitating online
fulfilment such as click and collect; In
particular, retail parks which are more
conducive to mission-based shapping
and are open air, so people may feel
more comfortable visiting. in London, we
will focus on transport hubs, especially
those assets wilh ruixed use potential.

We have made £296m of retail disposals
{our sharel i the year, bringing total
retail sales since we set out our planin
November 2018 to £610m but with more
to do. Future sales will be selective and

..
LS B & S
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primanly comprise solus assets, with
limited asset management potenial,
and some muttr-let centres, particularly
those outside London which do not fit
our longer term strategy. In the context
of today’s valuations, our focus s on
intensive asset management, keeping
our assets full and exploiting demand for
assefs which support imstore fulfitment
and click and collect, so we expect
progress on sales to be slower near term.

Residential

Residential s complementary to aur
existing expertise and tonger term will be
additive to our mixed use strategy. We see
most potential to build expasure n this
market at Canada Water where we have
potential ta deliver 3,000 homes; other
opportumities in our portfolio, inctude
Aldgate Phase 2, in our near term pipeline.
Building this business arganically (s the
most effective way of ensuning that our
productis high quality, reflects nur
strategy, adheres to the highest standards
of safety and sustainabilty but inevitably
means that it will be delivered over a
longer time frame.




Sustainability - launch of 2030 strategy

Completion of 2020 strategy

At the end of FY20, we concluded our
five-year sustainabibity programme,
which drove progress across multipte
environmental and social factors We were
particularly pleased to achieve a 73%
reduction in carbon intensity, exceeding
our target of 35% agarnst our 2009
baseline, and a 55% reduction in energy
Intensity in line with our target of 55%

The proegramme helped us make
sustainable new buitdings our standard,
with 100% of British Land’s current new
developments on track for BREEAM
Excellent or above ratings, and in the
last year we achieved a further step
change by prioritising retro-fit above
demalbtion At 1 Triton Square, Regent’s
Place, we have saved 36,000 tonnes of
embodied carbon compared to a typical
new build and will achieve a 40% reduction
In operationat emisstons, which we expect
to result in an Outstanding BREEAM
rating At Broadgate's 100 Liverpeool
Street we expect an Excellent BREEAM
rating due to the retro-fit, alongside
WELL Gold certification and a WiredScare
platinum rating for internet connectivity

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

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

Loaking forward

As we conclude cur 2020 programme,
we are pleased to launch our new
targets for 2030 Building on the
momentum we have established over
the tast 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
Portfolio by 2030

The main drivers of this will be.

- All developments delivered after April
2020 to be net zero embodred carben

- AB0% reduction in embodied carbon
emissions at our developments, to
below 500kg CO e / m~ by 2030
A 75% reduction in operaticnal carbon
emissions across our portfolio by 2030
Creation of 2 Transition Fund,
rescurced by an internal carbon
fee at €60/tonne tevied on new
developments, to finance retrofitting
of our standing portfolio, including
research and development

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

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

A place-based approachto
social contribution

As a long term investor in places,

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

so the benefit 1s shared widely.

Our reporting will also shift over ime
fram focusing on British Land’s mput
to the sacial outcomes that resutt from
our approach.

We will run three pilots bullding on our
work at Regent’s Place and Fort Kinnaird
Through these we will define commeon
parameters and support for our place
teams, enabling decisions to be devolved
to alocal level

Supporting communities
through Covid-19

Supporting local communities has been
at the heart of our response te Covid-19.
[n 2008 we established a community
investment fund, which now commits over
£1.3m of funding annually through which
we have provided support to those most in
need. We were able to swiftly deploy part
of the tund 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 thern deal
with the crisis, as well as funding bespoke
employment support programmes
through organisations such as the East
London Business Alliance for those whose
livelihoods were affected. Elsewhere we
helped mdividuals to develop new skills
and donated equipment to support
nan-profit organisations to work
effectively from home. In 20 of our places,
we also worked with the National Literacy
Trust to support vulnerable families with
hame schooling to maintain thewr
children’s progress

Commitment to leadership

Qur continued strong sustamability
performance s reflected in our rankings
in ESG indices, including a green star
rating for the tenth consecutive year (n the
Global Real Estate Sustainability
Benchmark [GRESBI, AAA rating in MSCI,
?6th percentile in Sustamalytics for our
sector, and inclusien in FTSE4Good and
Dow Jones Sustainahility Indices (DJSH)
2019. We have been a signatory to the UN
Global Compact since 200% and will
continue to support hurman rights, farr
labour practices, good environmental
performance and oppose corruption
through our strategy, governance and
business operations.
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Business Review

Portfolio valuation

£11.2bn

Occupancy

96.6%

Weighted average lease length to
first break

9.8 years

Total propearty return

[6.4)%

ERV movement

(4.7)%

Valyation movement

(10.1}%

Portfolio performance

A 3) M b 20600 e w:y
Offices 5773
Retall 3,873
Canada Watar 364
Residential o Y
Total 11,157

Viliation Tofan gl
Wovament  ERWmoyenent Frebd abatt
R “ R upe .
23 32 -4 57
{261} 1.7 +101 [22.6)
2.8 na na 14.3
L2 I 1 B 1 - S U
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Overall, the portfolio was down 10.1% 1n
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 certainly - and a higher degree
of caution - should be attached to their
vatuations than would normally be the
case. The valuers clanfy that this does
not mean that the valuations cannot be
relied upon.

We delivered a value increase of 2.3% n
Offices, led by developments [+7.5%],
and supported by good ERY growth,
which reflected a lack of quality 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
engoing structurat challenges
compounded by the impact of Covid-19
Our third party valuers made Covid-19
adjustments in respect of thewr FY20
valuations which included the following
and tagether these adjustments
accounted for a ¢.6% valuation declme:

deducted three rnonths rent rolt on all
non-essential retail as a capital sum
non-contractual income such as
commerciaiisation deducted as a
capital sum for a period of six months
Increasing yields by between 25-100bps
based on the guality of the scheme
and current yield profile
increasing void periods to reflect
additional leasing ttme

- increasing structural vacancy
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In addition, throughout the year there
has been bttle transactional evidence,
particularly for larger lot stzes. As a
result, we have seen significant outward
yield shift for prime assets. There were
s1gns towards the end of the tinancial
year that lUmited activity was returning to
the retail park market, with a number of
transachions announced, but this was
superseded by the impact of Cowd-19.

Canada Water valuation increased 9.8%
reflecting good progress on planning,
albelt the value declined slightly in the
second half as a result of the iImpact of
Cond-1% on the retail existing use element
of the valuztion, 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 IPD All Property total return index by
600bps over the year.



Capital activity

Frory ! April 2317
Purchases
Sales’

Development Spend
Capial Spena

Net Investment
Grass Investment

- (2941
243 9
59 34
I - R 7
- 398 352

Ca-ads Waler Torta

19 - 18
(84) - (3821
5 25 282
o s 3
o le2) 23 __ 12
o 5 885

On a propartionally conssoldated basis including the Group s share of joint venlures and funds

* Inciudes Clarges residential zales of £86m, of ‘which £om exchangzd pror to FY20

The total gross value of our investment
activity since 1 April 2019 was £885m
with retail disposals accounting for
£294m [our share]. Qur sale of 12
Samnsbury's superstores to Realty
Inceme Corporation in April 2019 for
£429m [our share £194m] was the
largest single component of this and was
achieved at a rodest premium to book
In line with strategy, we have continued
to make sales from our standalone
[solus] portfolia, including a leisure
assetand a Homebase both of which
sold significantly ahead of book but have
been more pragmatic on other assets
with a standalone Debenhams and a
Sainsbury’s superstore sold below book,
Past year end, we agreed the sale of a
standalone Tesco in Brislington on an
uncanditional basis at book value
(£42m), with completion expected later
this month. We also exchanged and
completed on the sale of our share of a
portfolio of reversionary interests in
Sainsbury’s superstores for £102m.

The mast notable purchase in the

year was a 22% interest in West Cne,

a shopping centre and cffices building,
above Bond Street station. This 92,000 sq
ft scheme provides attractive long term
potential and 1510 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 ang unit remaming, valued at
£3m. This has been a highly successful
scheme, delivering profits of ¢.£200m

to date.

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

& Orsman Read, Haggerston for Storey
for £32m

Data and insights

The insights we generate from data and
research help us to understand the
needs of aur customers. This iInformation
can play a real and fundamental role in
decision making around teasing, asset
management and capital allocation
hetping to generate incremental value
for shareholders and our customers.

This year, we completed our largest ever
B2B customer satisfaction survey,
spanning retail, office and Storey
custorners, including 141 senior decision
makers, 65 facilities 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 to
competition and what we could do to
better support our customers, and
changes were implemented as a result
We completed the roll out of footfall
counters to our campuses, enabling us
to better understand how many people
visit and the ftow around the campus,
helping us to tailor our offer, and we are
trialling machine learning to estimate
the performance of our retailers at

our carmpuses.

Smart Places

Our Smart Places team deliver digital
placernaking across our London
campuses, using technology to enhance
the experience and aperation of our
places We have a clear wision of the
functionality and experience that smart
should deliver for our custormers
Through the course of this year we have
engaged with our supply chain te provide
clear guidance on how te design and
specify smart technology in ine 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 cioud
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 setected Equiem

as a partner to deliver a campus app,
imtially at Broadgate, with the aim te roll
out across our other London campuses
in 2021 Thus buitds on the experience
we had durnng FYZ0 developing and
publishing the StoreyPortal app across
Storey and Storey Club which gave users
a seamless Iinterface 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.

British Land Annual Report and Accounts 2020 51



PERFORMANCE REVIEW CONTINUED

Campus focused London offices

Campus operational and
financial highlights

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

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

Yields saw 14hps contraction in
the City and no change in the
West End

Activity generating Like for like
tncome growth of 0.8%

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

New lettings and renewats gn
investment portfolio signed 9.1%
ahead of ERV

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

Occupancy of 97.3%

Broadgate

Campus operational review

81% of our Offices are located on our
three central London campuses, each
benefiting from excellent transport
connectivity and vibrant local
nelghbourhoods which are an important
part of their appeal. Bullding on this, our
strategy is focused on expanding the mix
of uses, to enhance the retait, dining and
entertainment offer, embedding our
places maore firmly within the tocal
community and appealing to g broader
mix af accuprer.

We agreed 946,000 sq ft of new lettings
and renewals in the period, overall 9.1%
ahead of ERV as our high quality, well
located space continued to drive a
premiurmn Leasing activity inevitably
stowed Iin the final month of the year, but
we are under offer on 220,000 sq ftand
1 negutiations on another 160,000 <q ft.
We are continuing to conduct virtual
viewings and have responded to 375,000
5q ft of new RFPs since the crisis began.

Each of our campuses has remained
open and fully operational throughout
the Covid-19 outbreak althcugh physical
occupancy was signihcantly reduced
with the majurity of people working
fram hame.
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Broadgate: Continued strong leasing

Dur 1 sg ft development programme at
Broadgate 1s nearing completion and 1s
now 83% let. We have also let well on
our standmng portfolio, with 51,000 sq ft
of leasing at Broadgate Tower, and
challenger bank Monza taking 124,000
sq ft at Broadwalk House.

At 100 Liverpoa! Street (524,000 sq ft),
Bank of Montreal cammitted ta 60,000
sq ft and Japanese Bank SMBCE
increased their commitment by 22,000
sq fi taking ther total occupation to
184,000 sq ft. As a result, the office
space 1S now 84% pre-let. In retail, we
also made good progress this year, we
signed L'Occitane, John Reed Gyms,
Tommy Hiltiger, Monica Vinader and
Space NKn the second half and are
under offer on three restaurants. Sitting
at the entrance to Liverpool Street and
the new Crossrail station, these are
prirme retail locations.

At 1 Finsbury Avenue {287,000 sq fil,
which completed at the end of FY19, we
are under offer on a third restaurant and
a leisure operator, which will join two
existing restaurants. Technoiogy firm
Workday also signed for 29,000 sg ftin
the second half; and 73,000 sq ftis
alfocated to Storey.

At 1235 Bishopsgate, which reached
practical completion 1n the second half,
we let 9,700 sq ft to FinTech operator
FNZ and are under offer on a further
20,000 sq ft, leaving only 7,000 sq ft
{representing 10% of space] available to
let. Post completion works are wefl
underway, atbeit progressing more
stowly due to Covid-19 restrictions

Rent reviews with existing occupiers
were agreed on 57,000 sq ft, 10% ahead
of passing rent and the campus is
wirtually full, with occupancy of 97%.
Overall, we delivered a valuation uplift of
4. 7% reflecting ERY growth of 5 0% and
yield contraction of T4bps.



Paddington Centrat: Recommitment
of largest occupier

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

1 Sheldon Square with the term
extended by six years, demonstrating
that the work we have done here Is
delivering results We are improving the
variety of our F&B offer The Grand
Duchess floating restaurant and a fifth
barge. The Cheese Bar, will launch when
conditions allow, further enhancing the
waterfront and helping to create a dining
destination along the Grand Umon 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
treatrnent of Visa's lease extension
which changed from a headline to a net
effective basis, although the Visa rent
was increased Occupancy is 98%.

Regent's Place: Repurposing
existing space

Consistent with trends at Broadgate and
Paddington Central, existing space 1s
atso letting well at Regent's Place with
45,000 sq ft let ta Skyscanner at 338
Euston Road and Mind Gym, a learning
and developrment specialist taking space
at 350 Euston Road We have continued
to strengthen our retall offer with space
let to Acal Berry, the Amazon Boost
Superfood Bar and renewed leases to
Starbucks and Daisy Green We opened a
new café at 17-19 Triton Square entirely
built from recycled materials with a
more sustamnable 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 ERV growth of 3.6%. Occupancy
Is at 97%.

Paddington Central .

Storey: cur flexible workspace brand

Storey, our flexible workspace solution,
launched three new buildings over the
year, bringing the total space operated to
297,000 sq ft. It1s a deliberately
differentiated concept providing high
quality 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 targe multinational
companies, Storey appeals to businesses
with 50+ people on average, who want
larger floor plates, lower density and
private meeting spaces. Now In its third
year, Storey provides an additional level
of flexibility and service for Bribsh Land
customers, becoming an integral part of
London campuses, supporting our
“core-flex” strategy.

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

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 s 68% based on lease
events, with a further 19% of custamers
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 80% of Paddington occuplers having
made chargeahble hookings as well

as hosting events and workshops

aimed at campus occupiers and the
local community.

Looking forward, we are committed to a
further 90,000 sq ft across 2 Kingdom
Street, 6 Orsman Road and 100 Liverpool
Street, which is nearing completion and
will include Storey Club space
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PERFORMANCE REVIEW CONTINUED

Smaller, more focused Retail

Retall operational and
linancial highlights

Total Retail portfelio value down
26.1% reflecting ongoing
structurat challenges and the
earty impact of Covid-19

Yield expansion of 10ihps; ERVs
down 11.7%

- Leasing activity 1,361,000 sq ft

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

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

High occupancy maintained
at #5.7%

Like for like incaome 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,
460byps ahead of benchmark;
like for like sales down 2.1%,
390bps ahead of benchmark

- £2946m {British Land share)
non-core assets sold since
April 2019

Meadowhalt

Performance review

Operational performance

With markets challenging. even prior 1o
the impact of Covid-19, our focus has
been an driving operational perfarmance
and keeping centres full. This has
required a more pragmatic approach at
some locations but we have mamtained
accupancy at 96%, leasing 1 361,000 sq
ft, wath leases greater than one year an
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
temporary 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 lang term
deals, overall 7% below previous passing
rent New additions included Rituals,
Frasers, Lovisa and Deichmann.
Elsewhere on the portfolio. we agreed
four new leases with Wren Kitchens, two
with Superdrug as well as new deals
with Marks and Spencer at Giltbrook,
Nottingham, Lidl at Orbital, Swindon and
Boots at Nugent, Orpington.

We have continued to outperform

on footfall and Lke for Uke sales,
which were down 2.3% and 2.1%
respectively reflecting the markest,

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 footfall down 70%
and sales down 42%.

CVAs and administrations

CVAs and administrations impacted
118 umits in the year of which 29% were
unaffected; rent reductions resulted in a
loss of £5 5m in contracted rent, with
store closures accounting for a further
£5.8m, together totaling £17.3m on

an annualised hasis Several of our
customers entered adminjstration

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

Capital activity

In Novermber 2018 we set out a clear
plan to refine our Retail portfolio to
deliver a smaller, more focused
business representing 30-35% of total
assets, we have revised this to 25-30%
given the subsequent reduction in
vatues Smce November 2018, we have
made £410m lour share] of retatt sales
with £296m [our share) achieved this
year. The sale of 12 Sainsbury's
superstores to Realty Income
Corporation accounted for the majority
[£1%4m British Land share} but we also
sold a leisure asset in the first half and
four solus retail gssets towards the end
of the second half,

Independent retailer,
Meadowhall
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Fortfolio

Developments are a key element of our
investment case as a fundamental driver
of sustainable value and growth for the
long term Recently completed and
committed developments total 1.6m sq ft
and are now 88% let, securing £54m of
future rent. This means that speculative
exposure is low at 0 6% of portfoiro value
and cosls to come an our committed
pipeline are £76m,

Our approach has been to create
opportunities for development across
our portfolio and in Londen, where long
term fundamentals are strong and there
are brmited opportunities to acquire
assets with development patential,

this 15 a key competitive advantage.

In addition, the majority of space in our
development pipetine is either income
preducing or held at low cost, enhancing
our flexibility, so we have attractive
options we can progress as and when
appropriate 1f we were to commit to

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

below out internal sk threshold for
speculative development of 8% Although
we will not make further commitments
until we have more clarity on outlook.

Construction cost forecasts pre Covid-19
suggested that the rate of growth was
likely to be moderate compared with
long term historical trends, owing to
the continued market uncertainty
surrcunding Brexit and weaker global
growth. However, since Covid-19, there
15 increased market uncertainty; raw
material costs have decreased, wages
are static, low productivity 1s prevalent
and market consolidation is expected.
This suggests that short term tender
price inflation 1s Likely to be very low.
This 15 still set against the risk that a
protonged delay to Brexit terms being
agreed increases material costs and
reduces labour supply in 2020/21.

Therefore, the anticipated range of

cost inflation 1s expected to be between

2%-4% per annum. To mitigate this risk,
97% of the costs on our major committed
development programme have been fixed

Campus developments

Our tong term strategy focuses on our
London campuses. Development 1s an
important part of how we will deliver
that, enabling us to provide new and
refurbished space to meet the future
needs of occupiers. This has a positive
impact beyond the individual building,
which supports our overall affer and 15
reflected in our leasing performance on
existing space as well as developments.

Completed developments

We reached prachical completion at

1 Finsbury Avenue {287,000 sq ft i

F¥19 and 135 Bishopsgate (335,000 sq ft)
this year. At 1 Finsbury Avenue, we are
now 85% let by ERV [including let Storey
space] nising te 97% including all space
allocated to Storey. We have four retail
units left to let and all office occuplers have
now taken occupation. At 135 Bishopsgate,
we are now 90% let by ERY, with just
7,000 sqg ft remaiming.

Committed developments

Our commuitted office development
pipeline is now focused on twe buildings,
100 Liverpool Street at Broadgate

and 1 Triton Square at Regent's

Place together covering 870,000 sqg ft
We initially suspended works at both,

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

100 Liverpool Street (524,000 sq ft] 1s 84%
let on the office space and with 45,000 sq ft
allocated to Storey, we have only 20,000
sq ft left to let. The butlding 1s on track
to achieve a BREEAM excellent rating,

a WELL Gold Certification for Wellbeing
and a WiredScore platinum rating for
Internet connectivity. Sustainability has
been mtegral to the design and delivery
of this building, by retaining half of the
ex1sting structure we have saved 7,200
tonnes of ernbodied 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 Aegrs Network on a 20-year
lease The buitding topped outin the
year and subject to social distancing
requiremeants, we are now targeting
practical completion i calendar Q2 2027,

Near term pipeline

Our near term pipeline covers more than
im sg ft. At Norton Folgate we have
censent for a 336,000 sqg ft scheme
compnsing 257,000 sq ft of office space
alongside retail and residential space,

to create a mixed use development
which 1s in keeping with the historic
fabric of the area Qur plans envisage

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

At 1 Broadgate, we have consent for a
538,000 sq ft ofhce-led scherme, 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 2 is a build-to-
residential scheme delivering 159 homes
with 19,000 sq ft of office space We have
achieved planning consent for our revised
building layout and will be submitting a
second application on the {andscaping in
the coming months. We would not
expect to start on site until we have
greater clanty on the market outlock

Medium term pipeline

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

The most significant scheme is Z2-3
Finsbury Avenue at Broadgate where
our plans add 313,000 sq ft to the
existing space to deliver a 563,000 sg ft
office-led scheme The buitding is
currently generating an inceme through
short term, more flexible lethings,
including 51,000 sq ft allocated to Storey

At 5 Kingdom Sireet, Paddington Central,
our planning application to increase our
consented scheme from 240,000 sq ft to
429,000 sq ft was rejected by Westrminster
City Couneil hut has since been called n

100 Liverpool Street

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

Retaill development:
enhancing and repositioning
our portfolio for the future

In line with our disciplined approach to
capital allocation and reflecting our
longer term view on the role af retail
withun our portfolio, we do not expect to
undertake significant retail development
0 the near term. We do however
maintain a range of apportumbies
across our portfolio which preserve our
optionality but we would only commit
to projecis which are aligned with our
strategy, most Likely comprising a
mixed use element, and when market
conditions are suppartive
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Completed developments

We completed our 108,000 sq ft leisure
extension at Drake Circus, Plymouth
comprising & 12-screen cinema and
14 restaurants which 1s 67% et

We have no cammitted retail
developmenis

Medium term pipetine

Dur medim term pipeline is focused

on mixed use oppartunittes. 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 Crossrail entrance.

The first step is a refurbishment of

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




Canada Water: 53 acre masterplan

for a new urban centre in Central London

Highlights

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

a bm sg ft mixed use scheme,
unanimously supported by
Southwark Councit

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

- Drawdown of the headlease
may be delayed due to impact of
Covid-192 on finalising the S106
Agreement; anticipated eartiest
summer 2020

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

Jamie Mahmet,
Ballers Football Acadamy

At Canada Water, we are working with the
London Borough of Scuthwark to detiver
a 5m sq ft mixed use scheme, including
3,000 new homes alongside a mix of
coemmerctal, retall and community space.
The site 1s tocated 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. [t will also be an indirect
beneficiary of Crossrail, which will reduce
pressure on the Jubilee Line between
Canary Wharf and Bend Street. It covers
53 acres including the dock area,
providing 48 acres of develepable land

In September we recewed a resotution to
grant outline planmng on the entire 5m
sg ft masterplan from Southwark
Counctl, including detailed consent on
the first three bulldings, covering
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 1ssue of planning
permissran, which may be delayed due to
the impact of Covid-1% on finalising the
$106 Agreement, we will be in a position
ta draw down the headlease under the
terms of the Master Development
Agreement signed with Socuthwark
Council in May 2018, which we anticipate
being earbiest summer 2020 This will
combine the ownership of our assets at
Canada Water into a single 500-year
headlease, with Sauthwark Council as
the lessor. At that point, British Land will
own 80% of the scheme with Southwark
Councit ewning the remaining 20% and
going farward, they witl be able to
participate in the development, up to

a maximum of 20% with returns
pro-rated accordingly

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

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

The first three buidings will deliver 265
homes, of which 35% will be affordable
[split 70:30 between social rent and
intermediate housing), as well as a new
leisure centre, new public spaces and
Improved pedestrian connections,
Building K1 will be solely residential
while building A1 will provide a mix of
residential and workspace and bullding
AZ will provide workspace and the new
leisure centre Both Al and AZ wll
inctude retail at ground floor,

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

The net valuation movernent for
Canada Water over the year showed

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

British Land A

deeﬁy'\ng earmngsber share'* ' BAE)p T 327p
Underlying Profit’? £340m £306m
IFRS (loss) after tax £1320)m £01,1141m
Dividend per share 31 00p 15.97p
Totalgecounting return’™ . —— - — - —m T T B3k _ LL0%
EPRA net asset value per share'” 905p T74p
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Weighted

See Glossary on website for defimtions

See Table B within supplementary disclgsure for recanciliations to IFRS metrncs

See Note 2 within hinancial ctatements for calculation

See Note 17 within financial staternents for calculabion and reconcaitiatian to IFRS metrics

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

Financial performance for the year was resilient in the context
of significant sales over the last two years, an especially
chatlenging retatl environment and the yimpact of Cowvid-19
which arose in the fourth quarter and so primarily impacted the
balance sheet valuations Underlying earnings per share (EPS]
were down 6 3% at 32.7p, while Underlying Profit was down
10.0% at £306m The impact of lower profits on EPS has been
partially mitigated by the effect of share buybacks which added
1.1p in the year.

Capital activity (sales net of acquisitions and share buybacks]
decreased EPS by 1 4pin the year Proceeds from sales have
been deployed into our value-accretive development
programme The recently completed and committed schemes
are expected to generate EPS accretion of 4.2p once fully let
based on expected rental income of £62m, of which 88% 1s
pre-let Setting aside capital activity, earnings decreased by
0.8p, primarily due to increased provisioning for tenant
incentives in Light of Covid-19. Cost savings through
admunistrative and financing actuvities offset the impact of
retaller CYAs and administrations throughout the year.

Since April 2019, we have completed £0 9bn of gross capital
activity. This includes £296m sales [our share] of income
producing assets, primarily the sale of 12 Sainsbury’s
superstores to Realty Income Corporation in Apeil 2017 for
£429m lour share £194ml. In addition, we campleted on

£86m of residential sales at Clarges, Mayfair, £6m of which
exchanged prior to this financial year, We also acquired a 25%
interest [E54m) in West One, a shopping centre and offices
bullding, above Bond Street station

Valuations reduced by 10.1% on a propertionally consolidated
basis resulting in an overall EFRA pet asset value [NAY] per
share decline of 14.5%.

Reflecting the strength of our balance sheet coming into this
pericd our financial position remains resilient LTV has
thcreased by 5%0bps during the year to 34 0% with the key
drivers being valuation declines contributing 340bps and capital
spend contributing 210bps We had £1.3bn of undrawn facilities
and cash at year end and our weighted average interest rate
reduced to a new low of 2.5%.

Presentation of financial information

The Group financial statements are prepared under IFRS where
the Group's interests in joint ventures and funds are shown as a
single line tem on the income statement and balance sheet
and all subsidiaries are consolidated at 100%

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

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

Management monitors Underlying Profit as thus more
accurately reflects the underlying recurring performance of our
core property rental activity, as opposed to IFRS metnics which
include the non-cash valuation movernent on the property
portfolio 1tis based on the Best Practices Recommendations of
the European Public Real Estate Association [EPRA] which are
widely used alternate metrics to thew IFRS equivalents.

Management also monitors EPRA NAV as this provides a
transparent and consistent basis to enable comparison
between European property companies. Linked to this, the use
of Tatal Aceounting Return allews management ta monitor
raturn to shareholders based on movements In a consistently
applied metric, being EPRA NAV, and dividends paid.

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

this measure.
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FINANCIAL REVIEW CONTINUED

Income statement
1. Underlying Profit

Underlying Profitis the measure that I1s used internally to
assess income performance. This is presented below on a
proportionally consolidated basis. No company adjustments
have been made in the current or prior year and therefore this
1s the same as the pre-tax EFPRA earnings measure which
includes a number of adjustments to the IFRS reported profit
before tax.

Girrrags rentai mcor\;é” 7 575 5460

Proparty operating expenses (44 _ 82)
Net rental income 1.2 532 478

Net fees and other income 10 13

Admimistrative expenses 1.3 (81} (74)
Metfinancingeests 14 (120 (et
Underlying Profit 340 306

Non-controling interests in

Underlying Profit 12 12

EPRA adjustments’ R (-4 B & M|
IFRS profit/[loss) aftertax 7 f3z0) (114
Underlying EPS ' 171 34 9p 32.7p

IFRS basic EPS ? [30.0)p  {110.0]p
Dwidend per share 3 31.CCp 15.97p

1 EPRA adjustments consist of investment and development property
revaluations, gains/losses onirvestment and trading property disposals,
changes i the lair value of financial instruments and assccialed close out
costs These items are presented in the ‘capital and other column of the
cansolidated income statement

1.1 Underlying EPS

Underlying EPS 15 32 7p, a decline of 6 3% on the prior year

This reflects Underlying Profit decline of 10.0%, partially offset

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

1.2 Net rental income

(7) (6
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Net sales of iIncome producing assets over the last 2 years was
£0.9bn. This reduced rents by £33m in the year, including £12m
from superstore sales, £4m from the sale of 5 Broadgate in
June 2018 and £17m from the sale of the Spirit Pubs portfolio in
March 2019. Proceeds from these sales are being reinvested in
the development pipeline which s expected to deliver £62m in
rents in future years and is already 88% pre-let [£54m).
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Retall lke for like net rental decline 1s 5.1% in the year, primarily
reflecting the impact of CVAs and administrations. The offices
portfalio saw like far like growth of 0.8% which is lower than the
historic run-rate due to lease expinies Office expiries contributed
a 3.0% decrease to net rents, however the space has either been
re-let oris to e refurbished Expiries have been more than
offset by the smpact of leasing activity in the year.

In Light of Cowid-19, an impairment of £7m was made against
tenant incentive balances primarily within the retail partfolio
These non-cash provisions primarily relate to the spreading of
historic rent frees and fixed uplifts. A further £6m was provided
against tenant debtors that were deemed high risk. The March
quarter rent we offered to defer for cur retail and leisure
customers facing chaltenges due to Covid-19 were not
recevable at year end and therefore not a trade debtor

Accounting changes upan adoption of IFRS 16 results ina £3m
increase to net rents, due ta recognising head lease assets
under the fair value model

1.3 Administrative expenses

Administrative expenses decreased by 8.6% In the year.

The Group’s operating cost ratio Increased by 480bps to
23.5% (2018/19: 18.7%)] as a result of lower rental income
following sales activity and an increase in property cutgoing
expenses due to wnte-offs and provisions made in respect of
tenant Incentive, Excluding write-ofts and provisions made 1n
respect of tenantincentives and guaranteed rent increases,
the Group's cost ratio 1s 19 8%.

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

The reduction in finance costs as a result of proceeds from
net divestment includes the repayment of £84m (BL share)
of secured Sansbury's JV bonds on the sale of a portfolio of
superstores, partially offset by share buybacks.

We have a nisk managed approach to interest rates on debt

At 31 March 2020, on average over the next b years the interest
rate an 75% of our debt1s hedged, based on current commitments,
On a spot basis we are 81% hedged. Our use of interest rate
caps as part of our hedging lalongside 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 Profit1s that IFRS includes the valuation movement
oninvestment and trading properties, fair value rnovements on
financialinstruments and capital fimancing costs. In addition,
the Group's investments in joint ventures and funds are equity
accounted in the IFRS income statement but are included on a
proportionally canselidated basts within Underlying Profit,

The IFRS loss after tax for the year was £1.114m, compared
with a loss after tax for the prior year of £320m. As 3 result,
IFRS basic EPS was (110 0]p per share, compared to (30 O)p per
share inthe prior year. This primarily reflects the downward
valuation movernent on the Group’s properties of £1,105m,

and an increase in the capital and other income {oss from

joint ventyres and funds of £306m, both driven principally by
outward yreld shift of 107bps and ERV decline ot 11.7% in the
Retail portfolio

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

3, Dividends

In March, the Company announced the Board's decision to
termporanily suspend future dvidend payments This was
considered prudent to best ensure we can effectively support
our retait and tetsure customers who are hardest hit, protect
the long term value of the business, and further strengthen cur
financiat position. Accordingly, the third intenim dividend due for
paymentn May was suspended We will seek to resume
dvidends at an appropriate level as soon as there 1s sufficient
clanty of outiook. For this we will need to see a significant
improvement in rent collection and have more visibility on the
post lockdown productivity of our assets, principally how guickly
retail customers and office workers return The dividend for the
year ended 31 March 2020 was 15 97p.

Balance sheet

[0

Properties assets C 12318 11,177
Other non-current assets 151 131
S S 12,467 14,308
Other net current habilities {2971 [241)
Adjusted net debt ) [3,521] [3,854]
Other non-current uabilnes - -
EPRA netassets 8,649 7,213
coRANAVRershare 4 i Tip
Nen-controlling interests o 217 112
Other EPRA adustments o 7el
IFRS netassets 5 B89 7,147

Proportianally consolidated basis

1 EPRA net assets exclude tha mark-to -market on derivatives and related debt
adjustmants, the mark to-rmarket on the convertible bond as well as daferred
laxator on property and dervative revaluations They include the trading
properties at valuation [rather than lower of rost and net realisable valuel and
are adyusted for the dilutive impact of share options No dilution adjustment
15 made for the £350m zero coupon converlible bond maturing in 2020
Oetails of the EPRA adjustments are included in Table B within the
supplementary disclosures

4, EPRA net asset value per share
pence

33 6 774
{1371 131} 2

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

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

Valuations in Retail were down 26.1%, with outward yield shift
of 101bps and ERY decline of 11 7% These values refiect
angeing structural challenges faced by occupiers, the lack

of transactional evidence and the imtial impact of Cowvid-19.
Across our largest assets, yields have moved between
100-160bps For smaller retall parks, a number of assels
were transacted earlier in the year which have provided some
valuation evidence.

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

EPRA published its latest Best Practices Recommendations in
QOctober 2019 which included three replacement Net Assget
Valuation metrics, namely EPRA Net Reinstatement Value [NRV),
EPRA Net Tangible Assets [NTA] and EPRA Net Disposal Value
[NDV]. We wiil report all three metrics going forwards, adopting
EPRA NTA as cur primary metric as it is the closest to our
current primary metnic, EFRA NAY. The three metrics have been
presented below as at 31 March 2020 to provide a comparison
to the current measures, EPRA NAY and EPRA NNNAV.

EPRA Net Renstatement Value [N F\}-\-J']. 7.872 7 845
EPRANet Tangible Assets (NTA] 7,202 773
EPRA Net Disposal Value (NOV] 6,762 726

5. IFRS net assets

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

£1,542m from 31 March 2019 This was primarily due to the IFRS
loss after tax of £1,114m, along with £295m of drvidends pard 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 . R
: 7w g 6
(g 1%e8l (2951
Pkl [TV A fuan s Dweneads Srae firres 2l
R felate LuyE K

Adiusted nat debt (s a progoruanatly cansolidated measure ! represents the
Geoup et debt as disclosed in Note 17 ta the hinancal statements and te
Group's share of joint venture and funds net debt excluding the mark-to-market
an derivatiees, related debt adjustments and non-controllng interests.

A recgncitialion between the Group net debt and adjusted net debl s

included in Table & withm the supplementary disclosures

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

7. Financing

- 2028 LA
Net debt /

adiusted netdebt”  £2.765m  £3,247m £3,521m  £3,85%4m
Principal amount

of gross debt £2887m  £3,2%m £3.B%5m  £4,158m
Loan to value 22.2% 28.9% 28.7% 34.0%
Weighted average

interest rate 2.7% 1.9% 2.9% 2.5%
Intarest cover 6.3% 5.8x 3.Bx 3.8x
Weighted average

matunty of

drawn debt 7.3yesrs b.8years 81 years 75years

i Group data as presented 0 Note 17 of the financial staternents The proporuonaily
ronsolidated figures inctude the Group's share of jaint venture and funds net
debt and exclude the mark-to-market on derivalives and related debt
adjustmertts and non-contratling interests
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At 31 March 2020, pur proportionatly consolidated LTV was
34.0%, up 590bps from 28.1% at 31 March 2019 Valuation
dechines contributed 340bps of this increase, and capital
spend cantributed 210bps. Note 17 of the financial statements
sets out the calculation of the Group and proportionally
consolidated LTV,

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

In March, we completed our first ESG bnked Revolving Credit
Facility at £450m with a group of eight banks, by extending and
amending one of our existing unsecured RCFs. The extended
RCF has a headline margin of 90 basts poaints over LIBOR
{unchanged! and an imtial five-year term which may be
extended to a maximurn of seven years at British Land’s
request, subject to banks’ consent. The facitity may continue to
be used for our general corporate purposes Aligning with our
sustanability strategy, the facibty includes two ESG-related
KPis focused on the BREEAM ratings of our developments and
assets under management.

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

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

Our Yiability and debt management actwity 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 £1.0bn of commutten
unsecured revolving bank facilities; undrawn facilities and
cash amounted to £1.3bn. Based on our current commiiments,
these facdities and debt maturities, we have no requirement to
refinance untit 2024.

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

(AT

Simon Carter
Chef Financial Officer



Covid-19 operational update

Rovtdls Z2Maron 2 30 00 |
Receved:

Rent deferrals

Rent forg.ven

Moved to manthly
Outstanding

Collection of adjﬁstaij\li@:; o

97% 43% £8%

1% 40% 22%

1% 4% 3%

1% -

% 1% T%

I 91%

1 Includes nen-o'tice customers located w thin our Landon campasss

Z Totalcilled rents exclusive of rent deferrals, rent forgiven and tenants maved 12 monthly payments

3 Asat 15 May

Retail

Following the measures announced by the Government on

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

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

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

On 26 March, we announced that at sites we control, we would be
releasing smaller retail, food & beverage and leisure customers
from their rental abligations for three months [April to June!
The financialimpact in terms of lost rent s c.£2m.

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

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

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

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

The value of the retail pertfolio declined 26.1% as angoing
structural challenges were exacerbated at the year end
valuation date by the early eftects ot Covid-19. The valuers made
several Covid- 19 adjustments in arriving at their vatuation which
are set out in the FY20 Business Review, these adjustments
accounted for a c.6% valuation decline.

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

London Offices

Our London campuses remain open and all offices are
operational, although physical occupancy 1s significantly
reduced with the majority of people now working from home
While the crisis has inewitably created uncertainty for our office
occuplers, 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 77% of rent due hetween
7 March and 30 April, including Storey. Of the remainder 2%
is deferred or forgiven and 1% 1s outstanding.

At Storey. we identified savings frem reduced operations

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

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

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

Developments

Maving intially closed cur 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 bath
100 Liverpool Street and 1 Triton Square. However, we are
currently operating at much lower levels of productivity due to
reduced number of operatives on site and amended working
practices. At this stage it remains difficult to accurately assess
the impact of these delays. We currently expect that the office
element of 100 Liverpool Street will be practically completed
in early summer, with full practical completion in calendar

03 2020. At 1 Triton Square, we are targeting calendar Q2 2021
for practical completion

We have reached practical completion on 135 Bishopsgate and
the space 1s now being fitted out, albeit progress will nevitably
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 =
Typicat sectors:

- Global Technology

- Financial institutions

~ Professional and Corporate
- Grocery and Convenience
- BGovernment

93%

2 March-30 April

Qur assessment of Covid-19 on our customers

We have undertaken a bottom up analysts to understand the
potential impact of Covid-19 on our custormers and therefore
the risk associated with our rental cashflows. Based on this
analysis, we estimate that those customers Likely to suffer a
relatively lower impact account for 49% of our contracted rent;
this includes sectors such as international technology
businesses, financial institutions, professional services and
government Customers we believe are likely to experience a
higher impact account for 51% of centracted 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

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

We continue to have significant headroom to our debt covenants

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

- Net Borrawings not to exceed 175% of Adjusted Capital and
Reserves las at March 2020. 40%)

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

There are no Income or interest cover covenants on the Group's
unsecured debt
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Higher impact
Typicat sectors:

~ Food & Beverage, Leisure
- Fashion and Beauty

- General Retail

- Travel and Media

- Home and BIY

39%

Rent collected due between
2 March-30 April

Over a third of higher impact
businesses are listed witha
market cap of over £1bn*

Based on conlracted rentson a
proportionally consolidated basis.

1. Market capitatisation as at 18 May,

Secured debt with recourse to the Group 1s provided by
debentures with long maturities and limited amortisation.
These are secured aganst a combined pool of assets with
common covenants; the value of the assets is required to cover
the amount of the debentures by a mimmum of 1.5 times and
net rental ncome must cover the interest at least once We use
our nghts under the debentures to actively manage the assets
In the security pool, in une with these cover ratios.

The secured debt in joint ventures and funds 1s all non-recourse
and the Broadgate and Meadowhall securitisatians have no
loan to value default covenants.

Given our covenant structure across the Group, we could
withstand a further fall in asset values across the 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 vears to deliver a robust financial

footing, positioning us well ¢o meet the markee challenges of Covid-19.

Leverage

We manage our use of debt and equity finance to balance the
benefits of leverage against the risks, including magnification
of property returns_ A loan to value ratio {'LTV') measures our
leverage, primarily on a proportionally consolidated basts
including our share of joint ventures and funds and excluding
non-controlling interests At 31 March 2020, our propertionally
consolidated LTV was 34 0% and the Group measure was 28.9%
Our LTY 15 momitored in the context of wider decisions made by
the business We manage our LTV through the property cycle
such that our financial position wauld remain robust in the
event of a significant fall in property values. This means we do
not adjust eur approach to leverage based only on changes in
property market yields. Conseguently, our LTV may be htugher in
the low paint in the cycle and will trend downwards as market
yields tighten.

Debt finance

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

Monitoring and controlling our debt

We monitor our debt reguirement by fecusing principally on
current and projected borrowing levels, available facilities,
debt matunity and interest rate exposure. We undertake
sensitivity analysis to assess the impact of proposed
transactions, movements in interest rates and changes in
praperty values on key balance sheet, iquidity and profitability
ratios. We also consider the risks of a reduction in the
avallability of finance, including a temporary disruption

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

Managing interest rate exposure

We manage our interest rate profile separately from our debt,
constdering the sensitivity of underlying earnings te movements
in market rates of interest aver a five-year period The Board
sets appropniate ranges of hedged debt aver that peniod and the
longer term. Qur debt finance is raised at both fixed and
variable rates. Derwatives (primarily interest rate swaps and
caps] are used to achieve the desired interest rate profile
across proporticnally consolidated net debt At 31 March we
had interest rate hedging on 81% of our debt [spot), and on 75%
of our projected debt on average over the next five years, with a
decreasing profile over that period Our use of interest rate
caps as part of our hedging [atongside swapsl 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 Derwatives Committee
The interest rate management of joint ventures and funds is
considered separately by each entity’s board, taking into
account appropriate factors for its business

Counterparties

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

Foreign currency

Our policy 1s to have no material unhedged net assets or
liabilities denominated in foreign currencies. When attractive
terms are avallable, the Group may choose to borrow in
currencies other than Sterling, and will fully hedge the foreign
currency exposure.
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FINANCIAL POLICIES AND PRINCIPLES CONTINUED

Qur five guiding principles

Diversify our sources of finance

We monitor finance markets and seek to access different sources of finance when the relevant
market conditions are favourable to meet the needs aof our business and, where appropriate,

those of our joint ventures and funds. The scale and quality of our business enable us to access a

broad range of unsecured and secured, recourse and non-recourse debt. We develop and
maintain long term refationships 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 overall context of the Group. These factors increase our attractiveness to
debt providers, and in the last five years we have arranged £3.3bn (British Land share £3.1bn] of
new finance in unsecured and secured bank loan facilities, Sterling bends, US Private
Placements and convertible bonds. In addition, we have existing long dated debentures and
securitisation bonds. A European Medium Term Note programime is maintained to enable us to
access Sterling/Eure unsecured bond markets when it 1s appropriate for our business.

Phase maturity of debt portfolio

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

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

Maintain flexibitity

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

£4.2bn

total drawn debt
[proportionally
consolidated)

7.5 years

average drawn
debt maturity
(proporticnally
consolidated)

£1.3bn

undrawn revolving
credit facilities and
tash

£1.8bn

total revolving credit
facilities

Maintain strong metrics

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

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

We maintained our strong senior unsecured credit rating ['A’) and long term 1DR credit rating
{'A-"}, while our short term IDR credit rating was upgraded to F1 during the year.
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34%

LTV (proportionally
consolidated)

A

senior unsecured
credit rating

3.8x

interest cover
{proportionally
consolidated)



Group borrowings

Unsecured financing for the Group includes bilateral and
syndicated revolving bank facilities {with initial terms usuatly
of five years, often extendablej; US Private Placements with
raturities up to 2034, the Sterling unsecured bond maturing
in 2029; and the convertible hond maturing 1in 2020

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

Unsecured Borrowings and covenants

There are two fingncial 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 Barrowings 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 5hn 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 £54m of surplus cash
after payment of interest. In addition, while investments in joint
ventures do not form part of Unencumbered Assets, our share
of free cash flows generated by these ventures is regularly
passed up to the Group.

Unsecured financial covenants

Secured horrowings

Secured debt with recourse to British Land s 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 mirimum of 1.5 times and
net rental income must cover the interest at least once. We use
our rights under the debentures to actively manage the assets
in the 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 securnittsations 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 to Bntish Land. These loans include
LTV ratios of 65% and 60%, and income based covenants.

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

8 0 years. The key financial covenant applicable 1s to meet interest
and scheduled amortisation [equivalent to one times cover],
there are no L TV default covenants. These securitisaticns have
guarterly amortisation with the balance ocutstanding reducing to
approximately 20% to 30% of the original amount raised by
expected final matunty, thus mitigating refinancing risk.

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

o 2420
e e R
Net borrewings to adjusted capital and reserves 34 2% 29 29 40
Net unsecured borrowings to unencumbered assets 2% 26 23 21 30
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MANAGING RISKIN DELIVERING OUR STRATEGY

Effective risk management

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

Our risk management framework

For British Land, effective risk management is a cornerstone
of our strategy and integral to the achievement of our objective
of delivering sustainable long term value. We maintain a
comprehensive risk management process which serves to
identify, assess and respand to the range of financial and
nen-financial nisks facig our business, including those risks
that could threaten solvency and liguidity, as well as to 1dentify
emerging risks. Our approach is not intended to eliminate risk
entirely, but instead to manage our nsk exposures across the
business, whilst at the same time making the most of

our opportumties

Our integrated approach compines a top down strategic view
with 2 complementary bottorn up cperational process outlined
in the diagram below The Board has overall responsibility for
risk rmanagerment with a focus on determining the nature and
extent of exposure to the principal risks the business is willing
to take in achieving its strategic objectives, The amount of risk
15 assassed in the context of our business meodel and the
external enviranment in which we operate - this is our risk
appebte. it 1s integral both to our consideration of strategy and
to our medium term planning process

Qur integrated risk management approach

TOP DOWN

Strategic risk management

The Audit Comrmittee takes responsibility for overseeing the
effectiveness of risk management and internal controt 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 Directors are responsthle for delivering the
Company's strategy, as set by the Board, and managmng rrsk.
Our risk management framewark categorises our risks into
external, strategic and operational risks. The Risk Committee
[cornprising the Executive Committee and sentor management
across the business and chaired by the Chief Financial Officer]
15 respansible for managing the principal risks in each category
in order to achieve our performance goals

Whilst ultimate responsibiuity for oversight of risk management
rests with the Board, the effective day-to-day management of
risk 15 embedded within owr operational business units and
forms an integral part of how we work. This bottom up
approach allows potential nsks 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 guarterly by the Risk Committee, with significant and
emerging risks escalated to the Audit Commutiee.

BOTTOM UP

Operational risk management

BOARD / AUDIT COMMITTEE

Review external environment
Robust assessment of principai risks
Set risk appetite and parameters
Determine strateqic action points

hd

-~

Assess effechveness of risk management systems
Report on principal nisks and uncertaintias

RISK COMMITTEE/ EXECUTIVE DIRECTORS

identify principal risks.

Direct detivery of strategic actions in bne with
risk appetite

Monitor key risk indicators

v

Consider completeness of identfied risks and
adequacy of mitigating actions
Consider aggregation of risk exposures across
the business

BUSINESS UNITS

Exetute strategic actions
Report on key risk indicators

v
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Report current and emerging risks
Identify, evaluate ang rmitigate operatonal nsks recorded in risk register



Our risk appetite

Investment stratagy

Execution af targeted acqusitions and disposals in line with capitat allocaton plan VAN
[overseen by Investment Comrmittee)

Annual IRR process wnich forecasts prospectiva returrs of each assat
Parcentage of portfolio ir non-care sactors

Developrment strategy

Total development exposure <15% of investment portfolio by value PR

Sgeculanve development expasure <B% of investment portfolio by valus
Progress on execution of key development projects against plan

Capital structure
were to rise to previgus peaks
Financial covenant headroom

Finance strategy

Manage our leverage such that LTV shauld not exceed a maximum level if market yields PES

Period untit refinancing 1s required of not less than two years &>

Percentage of debt with interest rate hadging [spet and average over naxt five years|

Peaple Voluntary staff turnover &
Ermnployee engagament
Income sustainability Market letting risk including vacancies, upcoming expiries and breaks, and speculative FEN

development

Weighted average unexpired lease term

Concentration of exposure ta individual customers or sectors

T fncrease

Key: Change in risk appetile from last year

Our risk appetite 1s reviewed annually as part of the strategy
review process and approved by the Board. This evaluation
guides the actions we take in executing our strategy. We have
identified & suite of Key Risk Indicators [KRIs) and defined
specific tolerances for each [summanised abovel. These are
reviewed quarterly by the Risk Commyttee, tc ensure that the
activities of the business remain within our risk appetite and
that our risk exposure 1s well matched to changes i our
business and our markets These include the most significant
Judgements affecting our risk exposure, including our
investment and development strateqy; the level of occupational
and development exposure; and our financial leverage.

Whilst our appetite for risk will vary over ime and during the
course of the property cycle, in generzal we mamntain a balanced
approach ta risk. The Board considers our averall risk appetite
in the year is broadly unchanged from last year. Over the last
few years we lowered our finanoal risk whilst accepting an
Increase in our risk relating to the more operational nature of
property, reflecting market trends and our strategy.

<P Mo change

J/ Decrease

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

high occupancy of 97% across our assets and proactively
managing our exposure to Individual occupliers and sectors
a disciplined approach to development including using a
breoad range of contractors and closely monitering them,
coupled with our successful pre-letting strategy.

an efficient capital structure and liquidity position Based on
our current commitments, avallable bank facilities and debt
rmaturities, we have no requirement to refinance until 2024

British Land Annual Report and Accounts 2020 79



MANAGING RISK IN DELIVERING OUR STRATEGY CONTINUED

Our risk focus

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

Covid- 19 presents a new and major risk to the husiness As yet,
it1s impossible to fully predict the impact on the global and UK
econamy and thus the consequential impact on our business
and our key markets. The Board wall continue to closely
montor and adapt to the developing situation and its effect on
the Company, although the Board i1s reassured by the strength
of our balance sheet, our high guality diverse portfolio 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
Cowvid-19 on each of our principal risks, which are set out on
rages 82 to 87. We have robust crisis management and
busimess continuity plans in place and have acted switly in
dealing with the exceptional challenges posed by Cowid-19;

aur focus is (u ensure the safety of our people, our assets

are securety maintained and to support our customers

and suppliers.

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

to formally leave the EU on 31 January 2020, any sigmificant
impacl will urly be felt when the transitinn period ends on

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

We are continuing to manrtor external events and our primary
greas of focus have been to mitigate risks, where practical,

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

- retailer tenant nsk and managing our exposure to customers
or sectors 1n a more challenging market backdrop
covenant strength of potential construction contractors to
mitigate our future exposure
heatth, safety and environmental nsk management. Jur
Health and Safety management systern was re-certified
under BS OHSAS 180010

- climate change which 1s increasingly important for risk
management. The Risk Comrittee is overseeing the
Steenng Committee's progress towards TCFD complance
ongoing data privacy programme and implementation
payment operations and key financial controls
procurement and new supplier onboarding process
internal audit and implementing controt findings, including a
review of Infarmation Security policies and key controls
on site campliance audits acrass our assets

Our principal risks and assessment

Qur risk management framework 1s structured around the
principal risks facing Briush Land The Board confirms that a
robust assessment of the principat nsks facing the Company,
including those that would threaten its business model, future
performance, solvency or Liquidity, was carried out during the
year and more recently taking into account the current

Cowid- 17 sk and ecenomic and political envirenment,

The current principal risks facing the Group are surnmansed in
the diagram opposite and described across the following pages.
Whilst we roansider there has been no matenal change to the
nature of the Group’s principal risks, not surprisingly several
risks have mcreased as a result of the challenging externat
environment and significant ongoing uncertainty. At last year
end, we flagged the economic outlook, political outlook,
investment and cccupier demand, our nvestment strategy and
income sustainabtlity risks as etevated. Qur current
assessment 15 that these risks remmatn heightened, but also-

The emerging threat from Cowd-19 15 incorporated within
our catastrophic business event principal risk (but will also
impact other principal risks]. Whilst itis not possible to fully
predict its impact, we expect Covid- 19 to adversely impact
the economic outiook and present an (ncreased risk to the
investment and occuprer markets as well as to our peaple,
our investment strategy and income sustamabibity
principal risks

The dynamics in the office and retail markets are very
different and thus the nsks of investment and occupler
demand should be assessed separately; with retail already
showing a much increased risk profile. The risk outlook for
offices 1s also elevated but to a lesser extent than retail.



The principal risks are summarised below [and detailed on pages 82 to 87), including an assessment of the potential impact and
likelihoad and how the risks have changed in the year, together with how they relate to our strategic prionties.
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Other Group risks

In addition to our principal risks, there are also a number of other risks that are largely operational in nature and are
managed centraily 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

0. Effective control environment

Key

Strategic priorities Change year on year
@ Customer Orientation <> MNo change
Right Places T Increase
Capnai Efflc‘1ency \L Decrease

Expert People

Note: The above itlustrates principal risks which by their nature are those which have the potential to significantly impact the Group’s strategic
objectives, financial pesition or reputatien. The heat map tighlights net rnisk, after taking account of principal mitigations. The arrow shows the
movement from the 2019 point.
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Principal risks

External risks
Risks and impacts

B Economic outlook

The UK economme chnate apd future
myvaments i nterest rates present
risks and sgnaactunitiss i groperty aad
frnancing markets and the budinesses
of our customers winch cariimpact both
the dgetvery of our strategy and ouy
financial performance,

Ml Potitical and regutatory outlaok

Sigmticant polincal events and reguiatory

changes, including the decision o leave the

EU, bring risks prinapally in three areas:

- reluctance of invaslors and businessas
tG make wivestment and ocoupational
decisions whilst tha ouicome
rEMAIts G ertan

- an deterrmination of the outcome
the impact on the case for nvestment
snthe UK, and on specific palicies and

regulation introduced, particularly those

which drectly impact reat estate or
Our cuStormers

the polential for a change of leanership
or poliicatl direction

1

Key

How we monitor and manage the risk

'

Change in risk assessmentin year

The Risk Compmmuttee reviews the econormic
envirgnment in which we aperate quarterly to assess
whether any ciranges to the ecanamic autlaak jushify
a reassessment of the risk appetite cf the busimess
Keysndicators including forecast GOP growth,
employment rales, bysingss and consumer
confidence, inlerest rates ang inflation/deflation are
cansidered, as well as central bank guidance and
government policy updates.

We stress test our business plan against a downturn
1 economic outlook to ensure our hnanoal pesition
15 sufficiently flexble and resitlient

Gur resiient business madet focuses an 4 Righ
qualily portfeliz underpinned by our batance sheet
and financial strength.

Whilst we are not able to influence the cutcorme of
sigmificant poliical events, we do take the
uncertainty related to such events and the range of
possible culcomes into accouht when making
strategic investment and financing decisicns
Intarnally we review and monitar proposals and
emerging policy and legislabon to ensure that we
lake the nocsssary s1eps to ensure compliance if
applicable Additionally, we angage pubbic aMaurs
consullants to ensure that we are preperty breled
on the patential policy and regutatory implications
of politicat events We also monttar pubtic trust

In business

Where appropriate, we act with other industry
parucipants and representative bodies to contmbule
ta policy and regulatory debate We momtor and
respond to social and political reputational
challenges relevant to the industry and apply cur
own evidence-based research to engage in thought
leadership discussions, such as with Design for Life

Change in risk assessment from last year

T increase
€ No change

4 Decrease
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Ecancrruc growth remamed volalile throughout the
vear The outcome of the General Etection and Brexit
weithdrawal deat had mtially been positive far the UK
econamy, however, the recent Cowd- 1% autbraak has
deratled any revivaln the UK ecaonomie outloak

GDP forecasts for 2020 have continued to reduce with
many commerntators predicting the impact an the
econorny will be deeper than the post Global Financial
Crisis downturn, with the trajectory of recovery
difficult to foracast

Also failure 10 achieve a UK-EU arrangement
condugive lo trade s also a key nisk 1o the outlook for
the UK economy

Strong leveis of governmen! spending and measuras
announced by the Bank of England tc (ower interest
rates wall inMally help mitigate some of the impact of
Covid-19

Cownd-19- Looking akead, whilst the long term
econgrmyc impact of Covid-1%15 hard to predict, the
acanomy faces a chalienging short term outlook, with
an increasad nisk posed by a global recession Whilstat
1= inewitable that cur business, Like many others, will
be negatively imparted, our business has a sirong
balance sheat and clear leng term strategy

The political risk outlook rermains figh dictated by the
natienal and global response to Cowd-19 and there
remains significant uncertainty untib our future
relatonshup with the EU has been determined
Furthermore, the global gecpolitical and trade
envirenments ramain uncertan

Cowd-1% s not possible to predict fully the wnpact
Covid-19 and Brexit will have on aur

busmeass and nor markets, but we are weall placed to
respond proactively (o the key risks and have rud=ied
varous sCenarios as part of aur five-year forecasts




Risks and impacts How we monitor and manage the risk Change in risk assessment in year

ﬂ Commercial property investor demand

Reduction in investor demand for - Trne Risk Commitles reviews LNe properiy market /T London Offices
UK real estate may resuitin falls in guarterly to ascess whether any changes tc the
assetvaluations and could arise from markei cutlook present rsks and oppartunihies
Tiannas in which shou.d be re’lected in the execut.or of
our strategy and our capitai allocation plan

The Commuilee cors:ders ind.cators such as the
margir between proparty yields and borrowing

- Investment volumeas were low but pickad up n the
final quarter of 2019 fallowing the UK election and
Brexit putcome However, in the wake of Covd-19,
a numhber of trarsactions have been cancelled
or postponed

- the heaalth of the UK econcmy
- theattraclveness of inyestmert in

the UK cosls and property capital growth farezasts, whicn - Cownid-19 We erpact investar confidence and volumes
- ava labiaty of finance a2re considered alorigside tne Cormmilles memners will be impacied in the shert tarm However, 1n the
[} A ' t I 5
ralative atfraclivaness af cther knowleage and 2xper erce of market actity longer termn we expect markg. fundamentals to
aszel classas ard trends continue to favour Landon Offices as vields remain

attractre compared to many other Eurocoean markets,

- Wefocus on prime assets and sectors which we and London s considersd a relatively safe haven

believe will be tess susceptible over the medium

term ta a reduction in oocumer and investor demand ’i Retail
- We mamntan strong relationships with agerts and - Iryestment markets were s gnificantyy weaker,
direct investors actree In ihe market reflecting chalienges in the cccupatioral market
~ We =lress test aur business plan for the effect of a Liquidity d-d return to certain parts of the market,
change in properly yie.ds with a prck-upin transactional act vity, particutarly in
retail parks, but this has not continued as a result of
Cowvid-1%

- There has beer tmited Liguidity ard a lack of
transactional ev dence, particularly fer larger (ot sizes,
and as a result we have seen significant outward yield
shuft far prime assets
Cowid-1% We expect tha retall investrnent market will
remain challenging and matarally weaker 3¢ a result
of Cowd-19 We remain committed to our plan to
refine our Retail portfolio, however, we recogrise that
making progress with sales in the cormng period will
be more difficult

Occupier demand and tenant default

Underlying incarne, rentat growth and - The Risk Commiitee reviews indicators of occuprer fl\ London Offices

camital periormance could he adversely dernand quarterly imcluding consurmer confidence  Over the year, occupier demand for high guality

atfected by weakeming occupier demand surveys and employment ard ERY growth forecasts, well localed London offices has rermained strong
and occupier fatlures resutting fram alongside the Commuttee members knowledge with take up in cur markets, ahead of the lang term
vartatians in the health of the UK econamy and experience of occupier plans, trading average However, actiity hés clowed since March 2020
and corresponding weakening of performance and leasing activity in guiding and Covid-19 15 Uk‘ety to Impact sorne office cccuplars
consumer confidence, business activity execution of our strategy T full ,
and mvestment ~ Weh hiah Uty dn fiod er bas - Cowid-19 Whilst itis too early to predict the fult impact
e have a high quality, diversitied occupier base of Covid-19 and its effect on how office occuplers will
Changing consumer and business practices ana monitor CO”CE‘”"‘B‘I‘D” of exposure to indimdual want to utilise their space, it1s likely ta accelerate the
including the growth of :nternet retailing, occupiers or sectors We perform rigorous oceugier ongeing trerd for flexible working, and trends for hot
flexible working practices and demand for covenant checks ahead of approving deals and desking and increased densification may slow Alsc 3
energy efficient buildings, new Lechnolagies, an an ongaing basis so that we can be proactive reduction in rental growth 1s possibie as decision
new lagislation and alternative locations INManaging exposure to weaker occuplers making goes on hald Hewever, office supply for large
may result m earlier than anhicipated - Through our Key Gecuper Account programme, sccuplers remains Umited and interest levels remain
obsolescence of our buildings if evolving we work logether with our custamers to find ways robust for the best guality space Our Lendon
occupier and regulatery requirements are to best meet their evolving raquirements campuses conbinue to appeal 1o a broader range of
not et - Dur sustainability strategy links action on cusicmer businesses and are effectively full
health and wellbeing, energy efficiency, community Retail
and susiainable design to our business strategy
Our scoial and environmental targets help us comply - The retail cccupational market has remained tough
with new legislatiar and respond to custormer and the challenges facing UK retail have been
gemands, for example, we expect alt aur current compounded by tha Cowd- 17 lockdown in the short
new developments to achieve a BREEAM Excel.ent term, this s plaving oul in several ways, including rerit
or above rating reductiong, rent deferments and non-payment,

But also anincrease inretailers entering CVAs
or adminisirations

~ Cawid-19 The outlook will rernain challenging as the
structural changes facing retan accelerate and we
expect further retailers vall faill Qur focuss on
helping the customers wno are hardest hit but with
ctherwise sound businecs models We have 3
pragmauc approach to leasing to matntam occupancy
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PRINCIPAL RISKS CONTINUED

External risks
Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

Availability and cost of finance

Reduced avalab:tity of finance may
adversaty impact ability te refinance debt
and/ar drive up cost.

Regulation and capital costs of lenders may
increase cost of finance

I Catastrophic business event

An external event such as a civil emergancy,
mctuding a targe-scale terrorist attack,
cybercrime, pandemic disease, extrame
weather occurrence, anvirnnmantat
disaster or power shartage could severely
disrupt glohal markets including proparty
and finance] and cause significant damage
and disruption to British Land's pertfotio,
oparations and people

Key

- Market horrowing rates and real estate debt
availability are monitored by the Risk Committee
quarterly and reviewed regularly in order to guide
our financing actions in executing qur strategy.

- We monitor our projected LTV and our debt
requirements using several internally generated
reports focused on borrowing levels, debt matunty,
avallable faciibes and interest rate exposure,

- We maintain good long term relationships vath
our key financing partners

- The scale and quality of our business enables us to
access a diverse range of sources of inance with a
spread of repayment dates We aim always to have
a good level of undrawn, committed, unsecured
revolving facitities to ensure we have adequate
financing availabibty to support business
requirements and cpportunities,

- We work with industry bodies and other relevant
arganisations {0 participate in debate an emerging
tinance regulations where our interests and those of
our industry are affected

- We maintamn a comprehensive crisis respanse plan

across all business units as well 35 a head office

business continuity plan.

The Risk Committee monitors the Home Office

terrorism threat level and we have access to secunity

threat informatian services

- Asset emergency procedures are regularly reviewed,
and scenario tested Physical security measures are
i place at properbies and development sites

- Dur Sustainability Commitlee continues to morutar
environmental risks and we have established a
TCFD Steering Committee to review our
management processes for climate-related risks
and appertunities Asset risk assessments are
carred out 1o assess a range of nisks including
security, flood, environmental and health and safety

- We have implemented corporate cyber security
systermns which are supplemented by incident
management, disaster recovery and business
contimuty plans, all of which are reqularly reviewed
to be able to respond to changes in the threat
landscape and argarisatonal requirements

- We also have approprate insurance in place across
the portfolio for physical damagea,

Change in risk assessment from last year

/]\ Increase
<> No change

N Decrease
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Markets have been adversely affected globally by
Cowvid-19. Governments and central banks have

cut Interest rates and increased economic stimulus
INresponse.

tnthe UK, lenders appetite and support varies in
difterent debt rmarkets For real estate, strength cof
sponsor and quality of property rermain key Availlabiiity
of finance for retail assets has significantly reduced
Cowd-1% British Land has mairtained good access (o
sources of funds in the unsecured markets We achweved
good support from our banking group with our new
ESG linked RCF of £450m and the exlension of £925m
of other committed bank facitities for a further year

While \he Home Office thraat level from international
lerrarism has been reduced 1o "Subslanlial’, Lthe
emerging threat from Cowvid- 1% 1s incorporated within
our catastrophic business event principal risk and
means our residual risk assessment has increased
since the prior year Under the new Cowid Alert
System, the threat level of Covid-19 an a scale of one
to five 15 currently rated four I'Severe |, bul moving
towards level three [Substantial't meaning seme
lockdown and social distancing measures need to
remain in place

The wider use and enhancement of digital technology
across the Group increases the risks associated wth
information and cyber securily

The awareness of climate-related risks has been
elevated In the year, although we have already

been focused on this for sorme ime We have a long
track record of focusing on sustainability matters and
have a comprehensive strategy to address climate
change risks

Cowid-19 We have robust crisis management and
business continuity plans in place and have acted
swiftly in responding to the exceptional challenges
posed by Cowid-19, our focus 1s ta ensure the safety of
our peaple, our assels are securely maintamed and ta
support our customers and suppliers We protected
the interests of our employees by moving to working
from haome even before the lockdown




Internal risks

How we monitor and manage the risk

Risks and impacts

=1 Investment strategy

Inorder temeest gur strategic ohjectives,
we am teivestin and exit from the right
properties at the right time
Undarperformance could result from
changesin market sentimant as well
asnappropriate determmatian and
executian of our praperty snvestmant
strategy, including:

- sector selection and weighting

-t~ g of imvestment and divestrrent
decis.ons

- exposure \c developmeants
- asset, occupler, regien concentration
- co-investment arrargemerts

Development strategy

Develapment provides an opportunity for
outperformance but usually brings with it
elevated risk

Thisas reflected in our decision making

process around which schemes to develop,

the timing of the developmaeant, as wetl as
tne execution of thase projects
Development strategy addrassas several
development risks that could adversely
impact underlying iIncerme and capital
periormance including

- development letting exposure

- censtruction timing and ¢osts fincluaing
constructian cost inflation]

- major contracter failure
- adversa planning judgements

Our investmment straiegy is deterrmined to be
corsistent with our target risk appetita and s based
on the evatualion o the exterral environment
“rogress against ire strategy and continuing
shgnment wth our rick apgetite 1= discusssd at
each R sk Committee with reference tc the property
markets and the exterral econcrmic envirorment
The Board carries out an annual review of the
overall corperate strategy insluding the current

and prospecive asset portfolio allocation

individual investment decisicns are subject (o
robust nisk eyaiuation overseen by our Investment
Committee including consideration of returns
relative to risk adjusted hurdle rates

Rewview of procpectve performance of individuat
assets and their business plans

We foster collaborative relationships with our
co-investors and enter into ownership agreements
which balance the intzrests of the parties

We manage our levels of tolal and speculative
develapment exposure as a propart.on of the
investment portfolio value within a target range
considering associaled risks and the impact on key
firancigl metrics This s monitared quartery by the
Risk Committee along with progress of
develepments against plan

Prior to commutting 1o 3 development, a detailed
aperaisal s undertaken Thisincludes consideraticn
cf returns relalive to rsk adjusled hurdle rates and
15 overseen by our Investment Commitiee

Pre-lets are used to reduce development letting risk
where considered appropriate

Competitive tendering of construction contracts and,

where appropriate, fixad price contracts entered into
Detalea selaction andg close monstorrg of
contractors including covenant reviews.
Experiznced development management team
closely munitors design, construction and overall
delivery process

Early engagement and strong relationships with
plarning authorities

We actively engage with the commumities inwhich
we oparate, as detalled in our Local Charter, Lo
ensure that our development activities consider the
interests of ail stakeholders

We manage environmental and sacial risks across
our development supply chain by engaging with our
suppliers, mcluding thraugh our Supplier Code of
Conduci, Sustainability Brief far Qevelopments and
Health and Safety Policy
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Change in risk assessment in year
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We have aclezar and ccns stent strategy to build an
‘ncreasingly mixed use huziness, focused on three
core areas, campus ‘ocused Londor Difices,
refocused Retall ard residential

Wa have a plan to reduce Retan o 22-30- of our
portfolio over the medium term, based on today s
valugs Wse have made progress on tnis wth £296m of
retail sales, bringing the total s nce we set out our
pianin Neosember 2018 tc ¢ £410m

Covid-1% Marirg value-accretive sales will be mores
challenging in the current mar«at so we will only
progress or an oppartunistic bass ard w i contnue to
allocate capital thoughtfully 1n light of the current
markel conditians

Oevelopment s a key etement of our investment case
as a lundamental driver of value, Butis irherently
higher risk, particularly when pursued on a
speculative basiz We Limit our development exposure
ta 127 of the tolal investment portfolio by value, wath a
maximum of §° to be developed speculatively
We actively manage our development risk and
pre-lething our space 1s animportant part of that
spproach Rellacting our continued successful lzasing
activity, 88%. of cur recently completea and commutted
developmente are pre-iet

Cowid-1% We chose to halt construction on cur
committed pipeline, however, work has salely
recommenced at all cur major developmenits, albent
currently operating at much tower levels of
preductiity due to reduged numbers of pecple on site
and amended working practices Delays in
canstruction may lead tc increasad cost and there s 3
risk of disputes with davelapment partners as to whao
bears the cost of delavs However, cur committed
developrents are cicse to completian and 88 ¢

pre-let Our speculative exposure 15 lewat 0 6 4 of the
total investrment portfolio, and we are unlikely to make
further commitmants until we have further clanty an
the macro outfook.
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PRINCIPAL RISKS CONTINUED

internal risks
Risks and impacts

How we monitor and manage the risk

Change inrisk assessment in year

#% capital structure - leverage
Our capital structure recagnises the nead
for batance between performance, risk
and flaxibity.

- leverage magnifies property returns,
both positive and negative

- aningrease In leverage increases the
rizk of a breach af covenants an
borrowsng facibties and may increase
finance costs

£7% Finance strategy

Finance strategy addresses risks both to
continuing salvency and profits generated

Failure 10 manage refinancing requirements
may result in a shortage of lunds o sustain
the aperations of the business or repay
faciilies as they falt due

Key

- We manage our use af debt and equity finance
to balance the benefits of leverage against
the risks, Including magnification of propearty
valuation movements

- We aimn to manage our loan to value [LTV] through
the property cycle such that our financial position
would remain robust In the avenl of a significant falk
in property values This means we do not adjust our
appreach to leverage based on changas in praperty
rmarket yields

- We manage our investment activity, the size and
timing of which can be uneven, aswall as our
development commitments to ensure that cur
LTV level remnains appropriate

- Woa leverage aur equity and achieve benehits of scale
while spreadirg risk through joint ventures and
funds which are typically partly financed by debt
wilhout recourse to Bnitish Land

- Fwve key principles gurde our hinancing, employed
together lo manage the risks in this area diversify
our sources of finance, phase matunty of debt
portfolio, maintain biquidity, maimiam flexibrlity,
and mantain strong metrics

- We monitor the perniod unt L financing 15 required,
which is @ key determinant of financing actvity
Oebt ard cagdal markat conditions are reviewed
regularly todentify financing opportunities that
meet aur business requirements

- Financial covenant headroom 1s evaluated regularly
and in camjunction with transactions

- We are committed to maintaning and enhancing
relationships with our key finanoing partrers

- We are mindful of relevant emerging regulation
winch has the pulknhal o nnpact e ey thol we
finance the business

Change in risk assessment from last year

T Increase
> No change

4 Decrease
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- Over the last few years we have lowered our
leverage and penefit from a sound financial position,
with a prepartionally consolidated LTV of 347
This financial strength prowvides us wilh the capacity
to progress opportunities

- Cawid-19 Given our debt covenant structure across
the GGroup, we couid withstand a further fall in assel
values of ¢ 45% before any mitigating actions

- The scale of gur business and quality of pur assets
have enabled us te access a broad range of debt
finance on atiractive terms Juning the year, we have
completed £520m of refinancing and extended (923m
of facilities

- Our senior unsecurad rating was affirmed at
A& and our short term I0OR was upgraded to
F1 during the year

- Covid-19 We have £1 3bn of undrawn facilities and
cash and na requirement to relinance untul 2024



Risks and impacts

How we monitor and manage the risk

Change in risk assessment in year

People

A rurber of critical business processas and
decismions e e the hands of a fow peaple

Falture ta recrust, davelop and retan
staff and Oircotors with the might

skells and exparience may resuitin
sigiificant underpertormance or impact
the effectrveness of operations and
decisian making, in turnimpacting
business perfarmance

_ Income sustainability

We are mindful of mamtaiming sustamnable

incemie streams which undarpin 3 stahin

ang growing dividend and provids the

platform feom which to grow the busiress

We consider sustamnability of curincome

streams n

- executior of investment strategy and
capital recycling, notakly tming of
reinvestment of sale proceads

- nature and structure of leasing activily

- nature and ming of asset managemeant
and develcpment activity

Our HR strategy 1s dzsigred te smaimise risk through

- anformed ard skilled recruitment procesces

- talent perfermarce management and 3Lcc2s%0n
oisnming ‘or key roles

- rughly compet tive compensation and canefils

- rpeople develcprent and traming

The risk s measured through employee engagement

surveys, emp.oyee turnover and reteation relr cs We

meniter th s through valuntary staff turnover in aad tign

to corduct-rg exit Inlerviews

We engage with our employees and sucpliers to maas
clear aur regquirements in managing key rsks including
health and safety, fraud and bribery and other social
and environmental nsks, as detailed «n cur pol.cies and
codas of conduct

- We undertake comnprehensive profil and cash flow
forecasting mcorporating scenario anaysis to modes
the impact of proposed transachions

- We take a proactive assat managameant approacn to
maintain a strong occupler lne-up We ron tor cur
markel letting exposure including vacancies,
upcoming expines and breaks and speculative
develupment as wel as our weighted average
unexpired lease term

- Ve have a high quality ana diversified occupier base
and monitar concentration of exposure to indnadual
accuplers ar sectors

- We are proachve in addressing key lease breaks
and expiries to mimmise periods of vacancy

- We actively engage with the comimunities in which
we operate. as detaled in cur Local Charter,
to ensure we provide places that meet the needs
of all relevant stakeholders

/‘I‘\.

Jur people strategy s focused o creat:ng a diverse
team with 2 range of sk l.s anz experiences wha can
delwer Places P=ople Frefer

Dver Lthe year, we have canlinued to make significant
advances in ersuring that British Land remamns a
great plaze towork, 53 thal our employees remain
moivated and ergaged to delwver cur sirategy
Covd-19 Tre Cowd-19 ¢ricis presents a health and
safety risk to zur people and has made day-to-day
operations more d.fficult and complex, and in the
medium term our operating model may neea io
¢change The health and wellbeirg of our people bas
always beer our profity and we were guick to
enccurage all aur office -bazed staff te work from
harme We are providing tne rescurces our pecple
need to work effectively from home, as well as actvely
moritoring our staff welibe ng during this prolorged
panod of lockdown

Our income streams ace underpinned by high guality
assets and a diverse occupler base with high
occupancy Howsver, our incorne will be negatively
impacted by the challenges facirg the retail market
compounded by Covid-19

We continue to aclively manitor our expasure to
occuplers al nisk of default and admimistration and ara
velective about the sectors and cccupiers we target
Covid- 19 We are pundful of the challenges facing

the retail market which has seen more retailers fail
To support aur smaller retail, focd & beverage and
lewsure customers facing hinanoial challenges we have
been offering rental reductions and for larger
occuplers rent deferrats Given the bkely irmpact of the
current crisis on occupiers, there s a risk of higher
levels of non-payment of rent There is also 3 risk that
UK Government initiatives temporarily structurally
alter the ongoing legal obl.gatians of accupiars to
meet their contractual commitments to landlords

To preserye flexbility the Board has temgoranly
suspended dividends unhil there s sufficient clanity

of outlook
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Viability statement

Assessment of prospects

In the current situation 1115 rmuch more difficult to forecast
given the lack of clarity on the extent and implications

of the Covid-19 pandemic Consequently, the Board's
focus Is an stress testing a five-year forecast hased on
committed transactions

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

We have £1.3bn of undrawn facilities and cash

Our leverage remains low, with LTV of 34% at 31 March 2020
- We have a diverse customer base, with our largest occupiers

across Retall and Offices being Tesco [7.8% of Retail 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 considered to be the eptimum balance
between the Group’s long term business, underpinned by lease
lengths of 5.8 years and average debt maturity of 7.5 years,
offset by the progressively unreliable nature of forecasting in
later years particularly given uncertainty on the extent and
duration of the Covid-19 pandemic

Assessment of viability

For the reasons outlined above, the period over which the
Directors consider 1t feasible and appropnate to report on the
Group's viability remains five years, to 31 March 2025

The assumptions underpinning the forecast cash flows and
cavenant comgeliance forecasts were sensitised to explore the
resilience of the Group to the petential impact of the Group's
significant risks and Covid-19.

The principal risks table on pages 82 to 87 summarises those
matters that could prevent the Group from delivering on its
strategy. A number of these principal risks, because of their
nature or potential impact, could also threaten the Group's
ability to continue in business in its current form if they were
to occur,

The Directors paid particular attention to the risk of a
deterioration in economic autlook which would adversely
impact property fundamentals, including investor and cccupler
demand which woutld have g negative impact on valuations,
cash flows and a reduction in the avallability of finance In
addition, we have sensitised for the potential implications of a
catastrophic business event. The remaining principal nisks,
whilst having an impact on the Group’s business model, are not
considered by the Directors to have a reasonable likelihood of
impacting the Group's viability over the five-year period ta

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

- Areduction in occupier demand and impact on Income
sustainability, reflected by an ERV decline, occupancy
decline, increased void periods, development delays, no new
lettings during FY21, the impact of 100% of our hugh rick and
90% of our medium risk tenants entering administration,
and the inability of our remaming Retall tenants (excluding
essential stores] and ¢.20% of our Gffice tenants by value to
pay rents for an extended period.

- A reduction in mvestment property demand to the level seen
in the last severe downturn in 2008/2009, with outward yield
shift to 8% net initial yield.

The outcome of the 'downturn scenario’ was that the Group's
covenant headroom on existing debt (i.e. the tevel at which
investment property values would have to fall before a financial
breach occurs) reduces frem 45% to, at its lowest level, 5%,
prior to any mitigating actions such as asset sales, indicating
covenants on existing facilities would not be breached.

Based on the Group's current commitments and available
faciliies there 1s no reguirement to refinance until 2024, In the
normal course of business, financing Is arranged in advance of
expected requirements and the Directors have reasonable
confidence that additional or replacermnent debt facilities witl be
put In place prior to this date.

In the downturn scenario the refinancing date reduces to

mid 20272. However, in the event new finance could not be
raised mitigating actions are available to enable the Group to
meet its future labibities at the refinancing date, principally
asset sales, which would atlow the Group to continue to meets
its liabilities over the assessment period.

Viability statement

Having considered the forecast cash flows and covenant
compliance and the impact of the sensitivities in combination 1n
the 'downturn scenano’, the Directors confirmn that they have a
reasonable expectation that the Group will be able to continue
in operation and meet its babilities as they fall due over the
period ending 31 March 2025.

Going concern

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



The Strategic Report was approved
by the Board on 26 May 2020 and
signed on 1ts behalf by:

Chris Grigg
Chief Executive

British Land Annual Report and Accounts 2020 89




1)

Lan

uoINPOLJUL S, UNU

70

| am pleased to present
the 2020 Corporate
Governance Report

The Board’s responsibility for leading the Company

and overseeing the governance of the Group continues ta be
supported by a robust structure which allows for constructive
debate and challenge by «ll 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 1s managed, our behaviour and our
corporate culture, This year, we are reporting
against the 2018 UK Corporate Gavernance Code
{the ‘Code’] avarlable at www frc arg.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 to mclude a
statement on how the Board has had regard to the
matters set out in s172{1lal to {f} of the Companres
Act 2006. This staternent can be found an page 33
and hightights that we continue to ensure that
Directors have the right informatien on which to
make decisions, This s supported by our strong
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engagement with the key stakeholders in our
business, inctuding employees, suppliers,
customers, local authonties, partners, communities
and shareholders further details of which can be
found on pages 94, 97 and 116, 117,

As | stated tn my itroductian to this Annual Report
and Accounts, our purpose 1s {o create and manage
outstanding places which deliver pasitive outcomes
for all our stakeholders on a long term, sustainable
basis. We call this Places People Prefer; we have
articulated it that way for more than six years, butit
has underpinned the way we do business for much
longer. From providing the best space and the right
services to delivering great buitdings, 1t1s the input
we get from all our stakeholders that enables us to
do this well Engaging with thern and having regard
to our broader impact an the environment 15
therefore always factored into our decision making.



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

Covid-19

The way 1 which we have responded to the Covid-1% crisis
demonstrates that the interests of our stakehaolders are fully
integrated into our decision making. Key considerations included-

mnterests of emnployees In moving to working from home
before the lackdown;

- relationships with customers in forgiving or deferring rent;

- safety and needs of our suppliers in closing down and safely
reopening construction sites;
impact on the communities by providing further contributions
to the Community Investment Fund;
conseguences of supporting our customers to preserve long
term value for shareholders; and

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

CSR Committee

We have this year introduced a new cammittee, the Corporate
Social Responsibility [CSR) Committee. The CSR Committee,
chaired by Alastarr Hughes, 1s our prescribed mechanism for
workforce engagement in accerdance with Provision 5 of the
Code. Further details can be tound in the CSR Committee report
on page 114, We believe that having a committee responsible for
engagement with the workforce provides greater resource at
Board level dedicated to engagement than designating a single
non-executive director

Board changes

ln April 2020, willam Jackson had served nine years on the
Board and although we had anneunced he would step down at
the end of the AGM in July 2020, we have asked William, and he
has agreed, given the current uncertainty brought ahout by
Cowvid-19, to stay on the Board for up to a further 12 months
Preben Prebensen has been appointed as Willlam's successor
as the Senior Independent Directar and Alastair Hughes will
replace William on the Normimation 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 experience can be
found on page 105.

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

This year we carned cut an internal evaluation of the Board
Details of the process undertaken and a summary of the
outcomes are set out on pages 100 to 101,

Directors’ Report

Chairman’s intreduction g0
Boaré of Directors 92
Stakeholder engagement staterment 96
Corperate Governance Report 98
Report of the Normination Committee 104
Report of the Audit Committee 108
Report of the Corporate Social

Responsibility Committee 114
Workforce engagement statement 116
Directors” Remuneration Repaort Mg
Directors’ Report and additicnal disclosures 134
Directors’ responsibilites statement 137

Compliance with the UK Corporate
Governance Code

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

Board Leadership
g & Company Purpose
Moy e on page B8

DIViSIOn of
— Respon5|b|l|t|es
‘7
Compos:tmn Successmn
& Evaluatmn

udlt R:sk Management
Internal Control
RS rage T

- Remuneratlon

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

{ Ghos

Tim Score
Non-Executive Chairman

l

l
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BOARD OF DIRECTORS

Driving success

Our Board develops strategy and leads British Land

to achieve long term success.

Tim Score

Non-Executive Chairman

Appointed as a Non-Executve Directar
in March 2014 and as Chairman in July 2019

SKills and experience

Tirn has significant experience in the rapidly
evolving global technology landscape and brings
years of engagarnent both with mature economies
and emerging markets (v the Board

He 1s a non-executive director of Pearsan ple and
HM Treasury and siis an the board of trustees of
the Royal National Theatre Tim was formerly
chuel hinancial afficer of ARM Holdings PLC and
hald seniar financial positicns at Rebus Group
Lymited, Wiliam Baird pic, LucasVanty plc

and BTR ptc From 2005 m 2014, hewas a
non-executive director of National Express Group
Pl C, including e as interim charman and

six years as senior independent director

William Jackson

Non-Executive Director

Appointed as a Non-Executive Director

in April 2011 and Senior Independent Oirector
in Juty 2017

Skills and experience

Willlam's experience spans business operations
and linancia! plannming He s Managing Parlner of
Bridgepaint, one of Europe’s leading private equity
groups. which hie has led since 2007, William has
served on a wide range of UK and internationat
boards during his career and has extensive
property experience

Wilarm wilt be stepping down fram the Nominaton
Comrnittee ang as Senwor Independent Director

at the end of the 2020 AGM He will be succeeded
by Alastair Hughes and Preben Prebensen
respectively He will seek re-election for a penod
of not more than 12 months

Chris Grigg

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

Chnes Grigg has been Chief Executve of Bntish Land
since 2009 Throughout this last decade, he has put
placemaking, wellbeing, sustainablity and design
excellence at the heart of British Land’s approach
w real estate Thisis summed up i the company s
strateqic focus on creating "Places People Prefer”
Chris has also focused on balancing diversity at all
levels within British Land and actively championed
gwersity across the praoperty sector

Until Navember 2008, Chris was Chief Execulive of
Barclays Cammercial Bank, having joined Barclays
i 2008 Prior o that. Chns spent over 20 years at
Goldman Sachs Chris s 3 Non-Executive Director
of BAE Systerns pie where he also sits on the
Corperate Rezponsibility Committee, and 15 on the
Execulive Board of the Eurapean Public Reai Eslate
Association [EPRA]

Preben Prebensen

Senior independent Non-Executive Director
Appointed as a Nan-Executive Director

In September 2017

Skitls and experience

Preben has 30 years” experience in drving lang
term growth for British banking businesses

He has held the pasitian of chiel executive of Close
Brothers Group plc since 2009 but s expected to
step down in 2020 Preben was formerly the chief
investrmeant officer of Catlin Groug Limited and
chief executive of Wellington Underwriting plc
Prior to that he held a number of senior pesitions
at JP Margan

Preben wilt succeed Witham Jackson n the rate
of Semor Independent Direclor at the gnd of the
2020 AGM
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Simon Carter

Chiet Financial Officer
Appaintad to the Board in May 2018
Skills and experience

Simon has extansive experience of inance and
the real estate sectar He joined Brnuish Land from
Logicor, the owner and operator of European
logistics real estate, where he had served as
chref financial afficer since January 2017

Prior to joining Lagicar, from 2015 10 2017

Simon was hnance director at Ountain Estates

& Developrnent Plc Simon previously spent over
10 years with Britsh Land, warking in a variety of
financial and strategic roles and was a member
of our Executive Commuttee fram 2012 until fus
departure in January 2015 Simaon also previously
warked for UBS in fixed income and qualited as a
chartered accountant with Arthur Andersen

Laura Wade-Gery

Non-Executive Director

Appointed as a Non-Executive Director

n May 2075

Skit{s and experignce

Laura has desp knowledge of digiial
transformation and customer experience and
brings her experience \eading business change
management to the Board

She s a nan-gxecutive director of John Lews
Partnershup ple and Deputy Chair of NHS
lnprovement Previcusly, Laura was executive
director Multl Channel at Marks and Spencer
Group plc, served in a number of sentor postbons
at Tesco PLC wncluding chief executive officer of
Tesco com and was a non-execulive director of
Reach PLC [farmerky known as Trinity Murrar plc)



Lynn Gladden

Non-Executive Director

Appainted as a hon-Executive Director
in March 2015

SKkills and experience

Lynn s recogresed as an authernity mwork:ing at
the interface of advanced tecnnology and industry
Her critical thinking and analyucal skills bring a
unique dimension to the Board

She is Shell Prafessar of Chemical Engineering at
the Univers'ty of Cambridge and was appointed as
Execut ve Chair of the Engineerirg and Physical
Stiences Research Councilin 2018 She s alsoa
fellow of the Royal Society and Reyal Academy

of Engineaning

Rebecca Worthington

Non-Executive Director

Appointed as a Non-Executive Directar
n January 2018

Skiils and experience

Rebecca has exlensive listed property seclor
experience and brings key commercial acumen
la the Board.

She is chief financial officer of I0SA Services
Limited and was formerly group chief operating
officer, having previously been group chiel finance
officer, of Counlryside Properties PLC Rebecca
alsc spent 15 years at Quintain Estates and
Development PLC as finance directar hefore
becorming deputy chief executive

She was also a non-executive director and chair of
the audit cornrmittes at Hansteen Holdings ple untl
March 2018, and a non-executive director of Aga
Rangemaster Group plc untl September 2015

She gualified as a chartered accountant with
Pricewaterhouse Coapers LLP

Alastair Hughes

Non-Execubive Director

Appointed as a Nen-Executive Directar

in January 2018

Skills ang expernence

Alastair has proven experience of growing real
estate compames and 15 a fellow of the Royal
Institution of Chartered Surveyors

Alastair1s a non-executive director of Schroders
Real Estate Investment Trust Limited, Tritax Big
Box REIT and QuadReal Property Graup, with over
25years of experience in real estate markets

He s a farmer director of Jones Lang LaSalle Inc
1JLL] having served as managing director of LL
in the UK, as CEO far Europe, Middle East and
Africa and then as CED for Asia Pacific

Alastair wall ;oin the Nermination Committee at the
end of the 2020 AGM

Brona McKeown

General Counsel and Company Secretary

Appainted as General Counsel and Company
Secretary in January 2018

Skills and experience

Before joining British Land, Brorna was

General Counsel and Company Secretary of

The Ca-operative Bank plc for four years as part
of the restructuring executve team Immediately
prior to that she was Interim General Caunse!
and Secretary at the Coventry Buldding Society
Until October 2011, Brona was Global General
Cecunsel of the Corporate division of Barclays
Bank plc, having joined Barclays in 1998

Brona trained and spent a numhber af years

ata large City law firm

MNon-Executive Directar

Appcinted as a Non-Executive Orrectar

in December 2016

Skills and experience

Nizholas has directed orgamsations through botn
fiscal and stralegic cnange maragement and
brings this vital expertise to the BEoard

He s chairman o C Hoare & Co and a director of
The Scottish American Investment Company PLC
Nichalas was the Permanent Secretary to the
Treasury lor avar 10 years from 2005 ta March 2014,
lead ng the department through the financia:
crisis and sunsequent period of banking retorm

Board Committee membership key
(WPl Audit Committee
{2

| Corporate Social Responsibility Commmittee

i
| Normination Cormnmittes
L]

‘rn Remuneration Committee
L <

Chair of 3 Board Committes
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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 relocation and associated capital expenditure at Canada Water
- Residential strategy

- Retail landscape and occupier insolvency

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

- Strategic occupier relocation and associated capital expenditure at Canada Water
- The development of 1 Broadgate
~ Overseeing our Retail disposal strategy

- Capttal plan and long term development pipeline

Expert People - The safety and wellbeing of our workforce following the outbreak of Covid-19 and the
nationwide shutdown
oOo - Becisions on remuneration in the context of Covid-19
CCa ~ The delivery of a P2P system and further approval for central system infrastructure improvements

- The 2019 employee engagement survey

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

- Portfglio structure and shareholder value

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

@ ) - Refinancing and capital allocation to ensure liquidity and covenant headroom
) - Investor engagement and share price performance

Capital Efficiency

~ 2030 sustatnability strategy
- Oversight of the work of the newly established CSR Committee
- Diversity and inclusion across our business

Sustainability
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GOVERNANCE AT A GLANCE

A strategic enabler

Owr 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

Cerporate Social
Audit Committee Responsibility Nomination Committee
Committee

Executive (4 Chief Executive

Executive Committee

Board attendance Additional Board meetings in response to Covid-1%
Scheduled

S RIS i ‘ e e L
Tirn Score b16 44 10110 Tim Score 5/%
Alastair Hughes' ) &l6 204 8/10 Alastair Hughes 5/5
Chris Grigg 6/6 4l 1010 Chris Grigg 5/5
Laura Wade-Gery 6/6 414 10/10 Laura Wade-Gery 5/5
Lynn Gladden' &/6 3/4 /10 Lynn Gladden 5/5
Nicholas Macpherson b/6 4/4 10/10 Nicholas Macpherson 5/5
Preben Prebensen &/6 4/4 10/10 Preben Prebensen 5/5
Rebecca Worthington 6/6 414 10/10 Rebecca Werthington 5/5
Simon Carter 6/6 &f4 10/10 Simon Carter 5/5
William Jackson? 5/6 (A g/10 Willlam Jackson 5/5
e e e - D e e The Board of Directors has made itself available for a total of
John Gildersleeve 2/2 - 2/2 five reetings at short notice from 22 March to 1 May 2020 in

order to receive important updates and make critical decisions

1 Alastair Hughes missed lwo 3d ho meetings and Lynn Bladden rmissed one ad 1y respanse to Covid-19. This highlights the Board’s individual

hoc¢ meeting that were called at short notice. tn each case, the Directors who . L .

were unable to attend had been separately briefed on the business of the and collective commitment to British Land and demonstrates

meeting and had provided their views beforehand. that each Director has sufficient time to commit to critical needs

&)

. Witham Jackson was unabie to attend ane meeting in July 2019 which canfiicted

with his daughter's graduation. in addition to meetings in the ordinary course of business.
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Engaging with and
considering the needs of
our key stakeholders

Effective stakeholder engagement is at the heart of Places People Prefer
and embedded throughout every level of British Land.

The nature of cur 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 custorners, local authorities,
local communities, suppliers, partners and shareholders. This continuous engagement means the views of
our stakeholders are taken into account before propesals are put to the Board for a decision.

How do we engage with our stakeholder groups?

We develop our buildings in collaboration with future occupiers so that from the ground up, the end
product is designed to fit the needs of our customers. This dialogue continues long after the
development is complete as we look o support our customers over a long term relationship.

We utilise our flexible office brand Storey to help our customers grow.
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We embed ourselves into the communities we operate in. For example,
through the Literacy Frust we have helped 42,700 children to read over the
past 10 years. See the Peopie section of our strategic report from page 28 for
more information about cur community projects.

We maintain a continuous dialogue with cur suppliers through our
procurement management process. In September 2019, we hosted a round
table event which was attendad by 40 of our key suppliers all 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 local outreach events, attracting over 5,600
individuals over a period of five years, giving us a real insight into what key
stakeholder groups wanted from this development. This resulted in some
significant changes to our masterplan.

Qur people
The workferce engagement statement on pages 116 to 117 outlines the work

we do to ensure the views of our workforce are known and taken into account

in decision making.

How stakeholder interests

and the matters set out within 5172
of the Companies Act 2004 are
considered in Board discussions
and decision making:

Material business decisions are reserved
for the Board, however our Investment
Committee has 3 delegated authority to
take investment decisions of up to
€100m. Proposals that are brought to
either the Board or Investment
Committee for decision are accompanied
by a checklist that outlines the matters
included in s172(1] (al-(f] of the
Companies Act 2006 and specifically

lists the relevance of each to the
decision. This ensures that the forum
taking the decision understands the
impact on our stakehotders.

Cur 5172 Statement is within the
Strategic Report on page 33.

Canada Water

As described on page 53 of the Strategic
Report, the work undertaken tc date

to receive a resolution to grant ptanning
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’ apinions, to
retaining the Printworks within our
plans to respond to the successful
venue it has become.

In September 2019, the Board considered
the residential strategy of the Group, of
which our plans at Canada Water are a
key component. The Board considered
that the successful delivery of the
ressdential strategy at Canada Water
involved positive leng term relationships
with our suppiy chain. The Board
recognised that the flexibility within

the planning consent woutd 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 Baard took the decision

on 25 March to ternporarily
suspend dividends in light of the
financial uncertainty arising
from the Cowvid-19 pandemic.

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

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 lersure
customers, protect the long
term value of the business

and further strengthen our
financial resilience

The Board took the decision to
release smalter 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
irnpact to the local communities
we operate In when making
their decision

Although we initially 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 prowiding help
where 1t was most needed due
to the strong relationships we
have bult with the communities
we operate n over many years

The Board held five additional
meetings over the period from
22 March to 1 May 2020 to
consider the fast changing
environmment.

British L.and Annual Report and Accounts 2020

97



GOVERNANCE REVIEW

Corporate Governance Report

—> Board Leadership & Company Purpose

98

The Board has determined that the Cormpany’s purpose

is to create and manage outstanding places to deliver
positive cutcomes for all our stakeholders on a sustainable
basis. We call this Places Pegple Prefer. We do this by
understanding the evolving needs of the people and
organisations who use our places every day and the
communities who live in and arcund therm. The changing
way people choose to work, shop and live is what shapes
our strategy, enabling us to drive enduring demand for our
space and value over the long term.

The Board, supported by an expert management team,
continue to maximise the competitive advantage of the
Cornpany by utilising a deep history of stakeholder
engagerment to produce Places People Prefer and
maximise sustainable value for shareholders. The Company
ts ted by the Board in its entrepreneurial approach to
placemaking and continues to innovate and produce world
class destinations.

As at 31 March 2020, the Board comprised the Chairman,
seven independent Non-Executive Directors and two
Executive Directors. We continue te 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 Birectors,
particularly when developing the Company's strategy
and in their performance.

Our geovernance structure is designed to ensure that
decisions are taken at the appropriate tevel 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 team that collaborate
effectively on complex issues

Strategy days

The Board held its annual offsite strategy event during
February 2020. The strategy days are structured to 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: portfotio structure and shareholder value;
customer focus (with a presentation from Jones Lang

L asalle); sustainability [both environmental and social);
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 6 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 is
able to assess the culture of the organisation. Our workiorce
engagernent mechanisms are described on pages 116 and 117,

The Board receives regular updates on workforce engagement
from the CSR Committee and management team through,
amongst other methods, detailed workforce surveys. The Board
has delegated oversight of the Company's whistleblowing
arrangements to the Audit Commitiee but retains overall
respensibility 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 C5R Committee has
formal responsibility for engagement with the Company's wider
stakeholders. Stakeholder engagement is integral to creating
Ptaces People Prefer and the decisions taken by the Board to
maximise shareholder vatue are enhanced by the views of the
diverse range of stakeholders and wider communities that we
serve. The mechanisms that ensure effective stakeholder
engagement as well as two examples of how decisions in

the boardroom have been shaped by the impacts on our
stakeholders are described in the stakeholder engagement
staterment on page 96. Further information on British Land's
contribution to wider scciety can be found on pages 30 to 37.

Engagement with major shareholders

Institutional investors and analysts receive regular
communications from the Cempany, including invester
relations events, one-to-one and group meetings with
the Chairman and Executive Directors, and tours of our
major assets.

In September 2019, the Company hosted an investor day for
institutional investers and analysts in Storey Club at cur
Paddington campus. The Group Chairman, Executive Directors
and senior management gave presentations and held breakout
sessions on strategic initiatives, sustainabitity and our long term
view. The presentations were recorded and are available to view on
our website www.britishland.com/investors/investor-day-2019.




The Chairman is committed to ensuring that shareholder
views, both positive and negative, are relayed back to the
Board and is assisted by the executive team in doing so0.
The Chairman has met personatly with 10 investors during
the course of the year and is commutted to understanding
and sharing the views of major sharehclders within

the boardroom.

In addition to the Chairman’s efforts, the Chief Executive
provides a writlen report at each scheduled Board meeting
which mcludes direct market feedhack on activity during
the period and commentary on any meetings with

major shareholders.

Conflicts of interest

The Directors are required to avoid a situaticn in which they
have, or could have, a direct or indirect conflict with the
interests of the Company. The Board has established a
procedure wherehy the Directors are required to notify

the Chairman and the General Counsel and Company
Secretary of all potential new cutside interests and actual
or perceived conflicts of interest that may affect them in
their roles as Directors of British Land. All potential
conflicts of interest are authorised by the Board and the
register of Directors’ interests is reviewed by the Board
twice a year. The Board also reviews the Directors’ Interests
Policy on an annual basis. Following the tast review in
November 2019, the Board concluded that the policy
continued to operate effectively.

External appointments

Any additional significant appointments must be approved by
the Board before they are accepted by Directors. The Board
wilt cansider 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 Committee has
concluded that all the Non-Executive Directors continue to
devote sufficient time to discharging their duties to the
required high standard.

British Land’s policy is to allow Executive Directors to take
one non-executive directorship at another FTSE company,
subject to Board approval. External appointments of the
Executive Directors are disclosed in their biographies.
Any fees earned by the Executive Directors from such
appointments are disclosed on page 130 within the
Remuneration Report.

The Board considered and approved the appointment of
Alastair Hughes to the Beard of QuadReal Property Group,
which the Board deemed a significant appointment.

— Division of Responsibilities

There is a clear written division of responsibiities between
the Chairman [who 1s responsitle for the lzadership

and effectiveness of the Board] and the Chief Executive
twho 15 responsible for managing the Company's business).
The responsibilities of the Chairman, Chief Executive

and Senior Independent Director have been agreed by

the Board and are available to view on our website
www.britishland.corm/committees

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 respectfut
environment, allowing coherent discussion.

The Chairman also arranges informal meetings and events
throughout the year to help build constructive relationships
between Board members and the senior management team.
The Chairman meets with individual Directors outside fermal
Board meetings to allow for open, two-way discussion

about the effectiveness of the Board, its Committees and

its members. The Chairman is therefore able to remain
mindful of the views of the individual Directoers.

Operaticn of the Board

Our governance structure set out on page 95, ensures that
the Board is abte to focus on strategic proposals, major
transactions and governance matters which affect the
long term success of the business,

Regular Board and Committee meetings are scheduled
throughout the year. In response to feedback received
through the Board evaluation process, an additionat Board
meeting has been added to the annual calendar to ensure
continuity across the full year. Ad hoc meetings may be held
at short notice when Board-level dectsions of a time-criticat
nature need to be made or for exceptional business.
Fortnightly Board calls were held during the Covid-19 crisis.

Care is taken to ensure that information is circulated in good
time befere Board and Committee meetings and that papers
are presented clearly and with the appropriate tevel 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 time before the meeting to
atlow input from key stakeholders and senior executives.

Papers far scheduled meetings are circulated one week prior
to meetings and clearly marked as being ‘For Decision’,

‘For Information” or ‘For Discussion”. To enhance the delwvery
of Board and Committee papers, the Board uses a Board
portal and tablets which provide a secure and efficient
process for meeting pack distribution.
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GOVERNANCE REVIEW CONTINUED

Division of Responsibilities

Under the direction of the Chairman, the General Counsel
and Company Secretary facilitates effective infermation
flows between the Board and its Cormmmittees, and between
senior management and Non-Executive Directors.

Board Committees

Four standing Committees have been operating throughout
the year: Audit, Nomination, 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 Commuittees are set out
in the following pages. The terms of reference of each
Committee and the matters reserved for the Board are
available at our website www britishland.com/committees.

The Board has delegated authority for the day-to-day
management of the business to the Chief Executive.
Executive Directors and senior managerent have been
given deleqgated authority by the Board to make decisions
within specified parameters. Decisions outside of these
parameters are reserved for the Board although
managerment wiil often bring decisiens within their
delegated authority to the Board for scrutiny and challenge.

Management are supported by three standing Executive
Committees:

Investment Committee

Principal investment decisions are reserved for the Board,
however it has 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 Rea! Estate and Head
of Developments. The Investment Committee atso reviews
investrment propusals that fall sutside of its delegated
authority and provides recormmendations 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 Committee’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 Financial Officer chairs the Risk Committee 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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5 Composition, Succession

& Evaluation

Qur rigarous and transparent procedures for appainting
new Directers are led by the Nomination Committee.
Non-Executive Oirectors 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
Normination Cornmittee, deems it appropriate that they

do so. The procedure for appointing new Directors 1s
detailed in the Nomination Committee report on page 106.

The Nomination Committee is responsible for reviewing the
camposition 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 Comrmuttee report
ori page 105.

The Notice of Meeting for the 2020 Annual General Meeting
detais the specific reascns why the contribution of each
Director seeking re-election is and continues to be
impoertant to the Corpany’s long term sustainable success.
The biographies of each Director on pages 97 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 well as leading the procedures for appointments to the
Board and its Committees, the Nomination Committee
oversees succession planning for the Board and senier
rmanagernent with reference to the Board Diversity and
Inclusien Policy. Further detaits on the work of the
Nomination Committee and the Diversity and Inclusjon
Policy are within its report on page 107,

Board evaluation

The effectiveness of the Board and its Committees is
reviewed annually, with an independent, externally
facilitated review being conducted at teast once every three
years. The next external review will be i 2021,

In 2020, an internal evaluation of the Board and its
Committees was canducted by the General Counsel and
Company Secretary by circulating guesticnnaires, seeking
quantitative and gualitative feedback and reporting the
outcames to the Board.

In addition to the formal evatuation, the Chairman met each
Non-Executive Birector individually during the year 1o discuss
their contribution to the Board. The Sentor Independent
Directar led the appraisal of the Chairman’s performance
by the Non-Executive Oirectors, with the views of the
Executive Directors also being taken into consideration.



The Chairman and Chief Executive presented their
appraisals of the performance of the Chief Executive and
the Chief Financial Officer respectively. These appraisals
were taken into account when considering the performance
of the Board as a whole as well as in relation to annual and
long term incentive awards.

The review concluded that the Board, its Commuttees ang
its individual members all continue to operate effectively
and with due diligence. It also confirmed that goed 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 1ssue; and

- the tme scheduled for Board meetings has been
extended, with strategy being a greater focus throughout
the year.

The focus for the caming year will be:

continuing the work on progress:ng succession planning
throughout the organisation;

- testing and refining the strategy in light of changes in
the sector;

- reviewing the scope of the CSR Committee, and

- 1mproving the understanding and manitoring of culture
and values.

We will report on the progress of these focus areas in the
2021 Annual Report.

Audit, Risk Management

& Internal Control

Financial and business reporting

The Board is responsible for prepanng the Annual Report
and confirms in the Directors’ Responsibilities Statement
set out on page 137 that it believes that the Annual Report,
taken as a whole, is fair, balanced and understandable. The
process for reaching this decision i1s autlined in the report of
the Audit Committee. The basis on which the Company
creates and preserves value over the long term is described
In the Strategic Report.

Audit Committee

The Audit Committee is responsible for menitoring the
integrity of the financial statements and results
announcements of the Company as well as the
appointment, remuneration and effectiveness of the
external and internal auditors The detailed report of the
Audit Committee is on pages 108 to 113,

Risk management

The Board determines the extent and nature of the risks it
15 prepared to take in order to achieve the Company's
strategic objectives. The Board Is assisted in this
responsibility by the Audit Committee which makes
recommendations i respect of the Group’s principal and
emerging risks, risk appetite and key risk indicators.
Further information on the Group's risk managernent
processes and role of the Board and the Audit Committee
can be found on page 78.

The Board has responsthility for the Company’s

overall approach to risk management and internal contral
which includes ensuring the design and implementation of
appropriate nisk management and internal controt systems.
Oversight of the effectiveness of these systems is delegated
to the Audit Cormmittee which undertakes regular reviews
to ensure that the Group is identifying, considering and as
far as practicable mitigating the risks for the business.

Buring the course of its review for the year ended 31 March
2020, and to the date of this Report, the Audit Committee
has net identified, nor been advised of, a failing or weakness
which it has determined to be significant.

Pages 112 to 113 set cut the confirmations that the Audit
Committee made 1o the Board as part of the risk
management and internal control assurance process for
the full year.

Internal control ever financial 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 pusiness reporting” and the Company's internat control
framework operates in line with the recommendations set
outin the internationally recognised COSQO Internal Control
Integrated Framework.
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GOVERNANCE REVIEW CONTINUED

Audit, Risk Management

& Internal Control

The key risk management and internal control 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
senior managers who report an comptiance on a
six-manthly basis to the Risk Committee All key internal
financial centrols are reviewed on a two-yearly cycle by
internal audit;

- Financial reperting: our financial reparting process is
managed using documented accounting policies and
reporting farmats supported by detailed instructions and
guidance on reporting requirements. This process is
subject to oversight and review by both external auditors
and the Audit Committee;

- Disctosure Committee: membership comprises the
Chief Executive Officer, Chuef Financial Officer, Head of
Investor Relations, General Counsel and Company Secretary
and Head of Secretariat. The Committes regularly
reviews draft financial reports and valuation information
during the interim and full year reporting process and
determines, with external advice from the Company's
legal and financial advisers, whether inside information
exists and the appropriate disclosure reguirements.

Going concern and viability statements

During the year the Board assessed the appropriateness
of using the ‘going concern’ basis of accounting in the
financial staterments. The assessment considerad future
cash flows and debt facilities (to assess the liquidity risk of
the Company| and the availability of finance [to assess
solvency risk}. The assessment covered the 12-month
period required by the ‘going concern’ basis of accounting.

Following these assessmants the Directors believe that

the Group is well placed to manage its financing and

other business risks satisfactorily and have reasonable
expectation that the Cornpany and the Group have adequate
resources to continue in operation for at {east 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 is included on page 88 alongside the
viability 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 promote the long
term sustainable success of the business. We have a
ctear 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 vatue
creation for all of cur stakeholders. In our Directors’
Remuneration Report we explain our approach to
incentivise and reward employees to deliver these
inputs whilst alsc managing the business on a day-to-
day basis. We also explain how we create alignment
with shareholders and measure our perfarmance over
the longer term.

Our current Remuneration Policy was approved by
shareholders at the 2619 AGM. The Committee is also
responsible for establishing remuneration of the
members of the Execulive Commillee,

The Remuneration Committee is authorised to use
discretion in determining remuneration outcomes for
Executive Directors and the wider workforce. Further
details on the Committee'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 Philadelphial
- Investor Property Conference, Netherlands - Two Investor Property Conferences, London

September

- Private Client Investor Roadshow, London ~ Analyst & Investor Event, Paddington
- AGM

December

- Industry Dinner - Inwestor Property Conference, London
- HMalf Year Results Presentation

- Half Year Results Roadshow, London
- Investor Property Conference, London

- Investor Roadshow, US [New York, Boston)
& Canada ({Toronto)

March

- Private Client [nvestor Breakfast, Londeon - lInvestor Property Conference, Miami
- Private Client nvestor Roadshow, London
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REPORT OF THE NOMINATION COMMITTEE

Ensuring a balanced
and diverse Board

The Nomination Committee supports the Board on composition,

succession and diversity matters.

| am pleased to present the repeort of the Nomination Cammittee
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 | he
development and execution of our long term strategic objectives,
embedding of cur culture and values and promotion of the
interests of our stakeholders are all dependent upon eftective
leadership at both Board and executive level Itis the Commuttee’s
responsibility to maintain an appropriate combination of skills
and capabilities arongst the Directors. Long term succession
planming at Board and executive level remains a key priority of
the Commuttee.

As a Committee our core responsibilities include reviewing
the structure of the Board and Committees, recommending
new Board appointments and ensuring adherence to formal,
rigorous selection, appointment and induction processes for
new Directors. As part of our ongoing reviews of the ccmposition
of the Board and its Committees we recommended a number
of changes to Commuttee memberships which are outlined
on page 105 The search process for Non-Executive
appointments was refreshed during the year and we
commenced a successtul search for a new Non-Executive
Director. Irvinder Goodhew will join the Board gn 1 October.
More information about the search process can be found on
page 106

104  British Land Annual Report and Accounts 2020

As | noted in my introduction to the Governance section,

in March we annsunced that William Jackson, Senior Independent
Director [SID), would step down as a Director from the
conclusion of the Company's AGM in July 2020. The Commuttee
recommended that he be succeeded as 510 by Preben
Prebensen and that Alastair Hughes be appointed to the
Committee. These appointments will still take place at that
time even though Williarn will now stay on the Board for an
extended period of up ta 12 months.

All of the Commuttee 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 Brtish Land’s diversity policies
and initiatives are having both at Board level and in the wider
business, and we repert on this progress in both this Report
and In the Expert Peaple section of the Strateqic Report.

Locking ahead, long term succession planning at Beard and
executive level will remain a key pnonity of the Committee.

[ hope you find the following report interesting and illustrative
of our focus on ensuring that the Board and its Commuttegs
rematn well equipped with the skills and capabilities needed
to drive the future success of British Land

[ oo

Tim Score
Chatrman of the Nomination Committee



Committee composition and governance

The Committee has three members At the 2019 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 to 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 Committee membership during the year to come
are outlined in the following section,

Artondar co
Tim Score _ __Chairman 1 A'erQDV]j’ 44
Willam Jackson Membar 11 Apr 2011 7/?
Preben Prebensen  Member Tieaulzole 33
Former Directors who served during the year T T
John Gildersleave Cha_\_[ma'ni © 1lan 2013 B 171 ’

1 Preben Prebensen joined the Cammutiee ar 19 July 2019

Z John Gildersleeve slepped down from tne Board and Commuittee on 19 fuly
2019, at which poirt Timn Scare became Chairman of the Commitiee

Key areas of focus during the year
Non-Executive Director search and selection
In late 70719, 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 Dwversity and Inclusion Policy and the Setection and
Appomntment Process, which are both explained later in this
Report. Russell Reynolds Associates, the executive search
firm appointed, has no other relationship to the Company or
indwidusl Directors. The firm has adopted the Voluntary Code
of Conduct for Executive Search Firms on gender dversity and
hest practice.

The search resulted in the appointment of Irvinder Goodhew

as a Non-Executive Director, as announced on 21 May 2020,
Irvinder brings over 25 years of expenence in various operational
and strategic roles, in a broad range of sectors including retail,
consulting and financial services and will join the Board on

1 October 2020,

Board and Committee composition reviews and appointments
Ouring the year the Committee reviewed the broader
cornposition and balance of the Beard and its Committees,
their alignment with the Company's strategic objectives,

and the need for pregressive refreshing of the Board.

In March 2019 we announced that John Gildersleeve would
retire as a Non-Executive Birector 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 Commuttee
changes took effectin July 2019

Tim Score stepped down from the Audit Committee, and was
succeeded as Charr by Rebecca Worthington;

William Jackscn stepped down from the Remuneration
Committee and was succeeded as Chair by Laura Wade-Gery,
John Gildersteeve was succeeded as Chair of the Nomination
Committee by Tim Score; and

Preben Prebensen was appotnted to the Normination Commutiee.

In addition, 1in May 2019 Alastair Hughes and Lynn Gladden
became members of the CSR Committee on its formation,
with Alastair taking the Chair

Nick MacPherson completed his first three-year term in
December 2019 and Willam Jackson completed his third
three-year term in Apnit 2020. In making recommendations for
reappointment, the Committee considered ther performance
and ability to contribute effectively to Board discussion and to
challenge the performance of management

In March 2020 we announced that William Jackson would retire
as a Non-Executive Director at the conclusion of this year's AGM
in July, but as stated earlier he will now remain on the Board for
an extended period of up to 12 months. The Committee
considered a successor for Willam as 51D and, having
confirmed that he possessed an appropriate skillset, and the
right personal gualities and experience for the role, made a
recommendation to the Board for the appeintment of Preben
Prebensen to the role of 5t0. The Committee also
recommended that Alastair Hughes be appointed to the
Commuttee As a result the Committee recommended the
following changes to take effect at the end of the 2020 AGM:

Preben Prebensen to succeed Willlam Jacksen as Senior
Independent Director; and

Alastair Hughes be appointed to the Nomination Committee

The Commuttee is satisfied that, following the Committee
composition changes described above, the Board and its
Committees will continue to have the appropriate balance of
skills and experience required to fulfil their rotes effectively.
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REPORT OF THE NOMINATION COMMITTEE CONTINUED

Independence and re-election

The independence of all Non-Executive tirectors is reviewad by
the Committee annuatly, with reference to their independence of
character and judgement and whether any circumstances or
relationships exist which could affect their jJudgement. The most
recent assessment included a fuller review of the independence
of Witliam Jacksan, who has now served in excess of nine years
on the Board. Having regard to all such considerations, the
Board 15 of the view that the Non-Executive Directors each
remain iIndependent, notwithstanding their periods of tenure

Prior to recommending the reappaintment of serving Directors
to the Board, the Committee alse considers the time commmitment
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 Commuttees,
tegether with the averall balance of knowledge, skills,
experience and diversity

Following its review, the Cormnmittee 15 of the opinion that each
Nan-Executive Director continues ta demanstrate commitment
to his or her role as a member of the Board and 1ts Commuttees,
discharges his or her duties effectively and that each makes a
valuable contribution to the leadership of the Company for the
benefit of all stakeholders.

Accordingly, the Commuttee recomnmended to the Board that all
serving Directors be put forward for election or re-electian at
the 2020 AGM

Brographues 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, inctuding the Chref Executive We recognise
that successful succession planming includes nurturing our own
talent pool and giving opportunities to those who are capabie of
growing into rmore senior roles

The succession plans for the Executive Directors are prepared
on both shorter and longer term bases white those for Non-
Executive Directors reflect the need to refresh the Board
regularly. Such plans take account of the tenure of individual
mermbers, The Committee’s review of Executive Director
succession plans includes consideration of the process for
talent developrment within the arganisation 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 Cornmittee with the rest of the Board
invited to be involved as appropriate. The Commuttee notes that
the remit of the Corporate Social Responsibiity Committee
includes consideration of the extent to which the business is
developing a diverse pipeline for succession to senior
management roles

A number of 1ssues that would normally be dealt with by the
Committee were discussed with the full Beard,
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Selection and appointment process
The Committee oversees the selection and appointment process
for Board appointment, which was updated during the year, and
15 summarised in the figure below,

Board composition review

The Committee annuaily reviews the structure, size
and composition of the Board. This review considers
the skills and qualities required by the Board and its
Committees as a whole in light of the Group’s long
term strategy, externat environment and the need to
allow for progressive refreshing of the Board. The
review identifies the specific skills required by new
appeintees and guides the Committee’s long term
approach to appeintments and succession planning.

Role brief

The Committee works only with external search
agencies which have adopted the Voluntary Code of
Canduct for Executive Search Firms on gender
diversity and best practice. The Committee and
agency work together to develop a comprehensive
role brief and person specification, aligned to the
Group's values and culture, This brief contains clear
criteria against which prospective candidates can be
objectively assessed.

l.onglist review

The external search agency is challenged 1o use the
objective criteria for the role to produce a longlist of
high quality candidates from a broad range of
potential sources of talent. This process supparts
creation of a diverse longlist. The Nomination
Commitiee selects candidates from this list to be
invited for interview.

Interview

A formal, multi-stage interview process is used to
assess the candidates. For each appointment the
choice of interviewers is customised to the specific
reguirements of the role. All interview candidates
are subject to a rigorous referencing process.

Review and recommendation

The Committee ensures that, prior to making
any recommendation ta the Board, any potential
conflicts and the significant time commitments
of prospective Directors have been
satisfactorily reviewed.



Diversity and inclusion

The Board's Diversity and Inclusion Policy has been updated
during the year, expanding the Board's commitments in this
area It recognises the benefits of diversity In its broadest sense
and sets out the Board's ambitions and objectives regarding
diversity at Board and senior management level. The Policy
notes that appointments will continue to be made on merit
against a set of objective criteria, which are developed in
consideration of the skills, experience, iIndependence and
knowledge which the Board as a whole requires to be effective.
The Paolicy also describes the Board's firm belief that in order to
be 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 quality of decision making. Aligned to this,
the Policy has a number of specific guantiative 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 teast one Director from an ethnic
minority background on the Board by the end of 2020,

- tomaintain the improved gender balance of its leadership
teams and semor management; and
to ensure that there 1s clear Board -level accountability far
diversity and inclusion for the wider workforce

The Committee 1s pleased to confirm that these cbjectives have
been fully met. As at 31 March the Board comprised 30%
women, while the Executive Committee composition has
increased from 33% to 36% women. Clear accountability for
diversity and inclusion i1s delivered through Alastair Hughes
and Lynn Gladden’s membership of the Corporate Social
Responsibility Committee, which menitors progress on
diversity and inclusion objectives and relevant imtiatives

within British Land.

Average Board member age over a four-year period’

2020 56 years old
2079

2018

Tenure?

“Chairman ¥ 0-3 years 3
& Executive Directors 2 & 3-6 years 3
M Non-Executive 7 B 6-9 years i

Directors

1 Asaiinlended AGM date of 27 July 2020
2 As ar 31 March 2020

Induction, Boeard training and development

Each new Director 1s invited to meet the General Counsel and
Company Secretary or Head of Secretanat to discuss their
induction in detail, following which the programme s tailored
specifically to their requirements and adapted to reflect their
existing knowledge and experience.

Each induction programme would ordinardy include:

meetings with the Chairman, Executive Directors, Committee
Chairmen, external auditor or remuneration consultants

[as appropniatel;

information on the corporate strategy, the investment
strategy, the financial posiion and tax matters {including
details of the Company's REIT status);

an overview of the property portfolio provided by members of
the senior managernent team;

visits to key assets;

details of Board and Commuttee pracedures and Directors’
responsibilities;

details on the investor relations programme; and
mformation on the Company's appreach to sustainability.

The Commuttee also has responsibility for the Board's training
and professional development needs. Directors recewe training
and presentations during the course of the year to keep their
knowtedge current and enhance their experience.

Key areas of focus for the coming year

As well as the regular cycle of matters that the Committee
schedules for consideration each year, we are ptanning over the
next 12 months to continue to focus on succession planning
both for the Board and at senior management level, and will
continue to develop a strong tatent pipeline and associated
leadership programmes.

Board and Committee effectiveness

The process followed for the internatly -led Board effectiveness
evaluation conducted during the year 1s described in the main
Board governance section on page 100.

The Committee’s effectiveness dunng the year was evaluated as
part of the wider Board evaluation and concluded that the
Commuttee operated effectively.

[he Committee also reviewed its terms of reference,
no change:

recommended duning the year
The terms are available on our website
www britishiand.com/committees.
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REPORT OF THE AUDIT COMMITTEE

Monitoring quality

and integrity

The Audic 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,

This is my first report as Chair of the Commuttee following my
appointment at the conclusion of the 2019 AGM. In line with

the focus on improved gevernance and clear, relevant and
concise reporting, this report of the Audit Comrmittee highlights
the mainissues which arose during the year and how they
were addressed.

Role and responsibilities

The principal responsibilities of the Commttee are:

Financial reporting - Monntoring the integnity of the Company's
financial staterments and any formal announcements relating to
financial performance, and considering significant financial
reporting issues, judgements and estimates

External Audit - Oversight and remuneration of the external
auditor, assessing effectiveness and making recommendations
to the Board on the appointment of, and the policy for nan-audit
services provided by, the external auditor

Internal Audit - Monitoring and reviewing reports on the work
performed by the internal auditer and reviewing effectiveness,
including its plans and resourcing

Risk management and internal controls - Reviewing the
system of internal control and risk managerent

Investment and development property valuations
- Considering the vatuation process and outcome and the
effectiveness of the Company’s valuers
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Key areas of focus

Ultimately, the Committee continues to play a key role in
overseeing the integnty of the Group's financial statements,
including assessing whether the Annual Report s fawr, balanced
and understandable, as well as ensuring that a sound system
of risk management and internal control s 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 disposals, along with scrutinising the valuation
of the Group's property assets as well as the effectiveness of
the valuers

The Commuttee continued to monttor 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 transibion process
began in the year ended 31 March 2018 The Commuttee thanks
all of its valuers for therr professionalism throughout the
implernentation of the policy.

Committee composition and governance

I became Chair of the Committee at the conclusion of the 2019
AGM following Tim Score's appointment as Group Chairman.
Following his appaintment Tim stepped down as Chair and as a
member of the Committee in accardance with the Code The
Committee continues to be composed solely of independent
Non-Executive Directors with sufficient financial experience,
commercial acumen and sector knowledge to fulfil their
responsibilities. Members' attendance at Committee meetings
1s set out in the following table:

Attrodancs
Rebecca Worth\”ﬁgtm ~_Chairman 1 Jan 2018 3/3
Alastair Hughes  Merrber 1 Jan 2018 3/3
Nichoias Macpherson Member 1 Apr 2017 7 3/3
Tim Score’ Charmar 20 Mar 2014 n

1 Tim Score stepped down from the Audit Committee on 19 July 2019, at which
point Rebecca Worthington becarme Chair of the Committee



The Board ts satisfied that the Commuttee as a whole has
competence relevant to the real estate sector For the purposes
of the Code, | am deemed to meet the specfic requirement of
having significant, recent and relevant financial experience.

Members of the semior management team, 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 Comirnitize meeting. In addition, the
Chairman of the Board, Chief Executive Officer, Head of Investor
Relations, Head of Planning and Analysis and other key
emplayees are inwited to attend part, or all, of specific
Committee meetings.

The Committee meets privately with both external and internal
auditors after each scheduled meeting and continues to be

satisfied that neither 1s being unduly influenced by management.

As Commuttee Chair, f additionally hold regular meetings

with the Chiet Executive Officer, Chief Financial Officer and
other members of management to obtain a good understanding
of key issues affecting the Group and am thereby able to identify
those matters which require meaningful discussion at
Committee meetings | also meet the external audit partner,
internal audit partner and representatives from each of the
valuers privately to discuss any matters they wish ta raise or
cencerns they may have

Committee effectiveness

The Committee assessed its own effectiveness during the year
through an internal questionnaire The Committee reviews ils
terms of reference on an annual basis. Following an extensive
update during the year ended 31 March 2019 to reflect the
adoption of the Code, the Comrmittee was satished that the
terms of reference continued to be appropriate. The current
terms of reference were effective from 1 April 2019 and are
avallable on our website at www britishland com/committees,

The information below sets out in detall the activity undertaken
by the Committee during the year ended 31 March 2020. | hope
that you find it useful in understanding our work.

Rebecca Worthington
Chair of the Audit Committee

Financial reporting

The Committee continues to review the cantent 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 Commuttee Chair and the Commiuttee as

a whole prior to format consideration by the Board, with
sufficient time provided for feedback.

The Committee reviewed the key messaging included in the
Annual Report and half year results, paying particular attention
to those matters considered to be important to the Group by
virtue of their size, complexity, level of judgement required and
potentialimpact on the financial staterments 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 centrols over the
accuracy and consistency of the inforrmation presented in the
Annuat 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 Centroller,
Head of Investor Relations and other senior employees to review
and document the key considerations and a detailed report was
then provided to the Committee. The Committee therefore
recommmended to the Board that the Annual Report presented a
fair, balanced and understandable overview of the business of
the Group and that it provided stakeholders with the necessary
information to assess the Group’'s position, performance,
business madel 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 table:

Significant issues considered

Going concern statement

The appropnateness of preparing the Group
financial statements an 3 going concern bases

Vighility statement

Whether the assessment undertaken by
management regarding the Group's long
term viability appropriately reflects the
prospects of the Group and covers an
appropriate penad of tme.

Covid-19

The impact of Covid-1? on the assessment of
the Group’s principal risks and uncertaintes,
risk appetite and viability statermnent.

Accounting for significant transactions

The accounting treatment of significant property
acquisitions, disposals, financing and leasing
transactions is a recurring nsk for the Group with
non-standard accounting entries reguired, and in
50Me €ases managament judgement applied

REIT status

Maintenance of the Group's REIT status
through compliance with certain conditions
has a sigmficant impact on the Group's results.

Valuation of property portfolio

The valuation of investment and development
properties conducted by external valuers i1s
inherently subjective as 11 15 undertaken on the
basis of assurmptions made by the valuears
which may not prove to be accurate,

The outcome of the valuatian 1s signthicant ta
the Group n terms of investment decisions,
results and remuneration

Taxation provisions

The appropriateness of taxation provisions
made and released In the period.

How these issues were addressed

The Cormmmittee reviewed management’s analysis supporting the going concern
basis of preparation Thusincluded consideration of forecast cash flows, avarlability
of committed debt facilities and expected covenant headroom. The Commitiee also
received a report from the external auditor on the results of the testing undertaken
on management’s anatysis.

As aresult of the assessment undertaken, the Committee zatishied tself that the
going concern basis of preparation remained appropriate

The going concern stalement 1S set out on page 88.

The Committee considered whether management’s assessment adequately reflected
the Group's risk appetite and principal risks as disclosed on pages 78 to 87, whether
the period covered by the statement was reasanable gwen the strategy of the Graup
and the enviranment i which it gperates; and whether the assumptions and sensitivitres
identified, and stress lested, represented severe but plaustble scenarios in the
context of solvency or iiquidity. The Cormmuittee also considered a report from the
external auditor

The Committee concurred with management’s assessment and recommended the
vialility statement to the Board.

The viability statement, together with further details on the assessment undertaken,
is set out on page 88,

A detalled analtysis of the impacts of Covid-192 on the Group's risk framework is
Included within the Risk Review on pages 78 to 88,

The Commitiee reviewed rnanagement papers on key iudgements, including those for
significant transactions, as well as lhe external auditar’s findings an these matters

In particular, the Committee considered the accounting treatment of the acquisiion
of West One, and the treatment of bespoke leasing arrangements in relation to a key
develapment The external auditor separately reviewed management’s judgements in
relation to these transactions.

The Committee reviewed the REIT tests performed by management and cancluded
that the Company's REIT status had been maintained in the year. The Committee
separately considered the externat auditor’s review af management’s assessment,

The external valuers presented their reports to the Commuittee prior to the half year
and full year results, providing an overview of the UK property market and summarising
the nerformance of the Group’s assets. Significant judgements ware also highuighted.

The Cammittee analysed the reports and reviewed the valuation outcomes,
chatlenging assumptions made where thought fit (n garticutar, with the third and
fina! phase of the implementation of the valuer appointment policy, the Commuttes
paid specific attention o those assets which were subject to a new valuation
instruction duning the year including Broadgate.

The Committee closely analysed the valuation of Canada Water following the
resatution 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 ke included in the Annual Report

The Commitiee reviewed taxation pravisions made and released by the Group.
They cansidered papers prepared by management and discussed the wiews of the
external auditars to obtain assurance that amounts held were commensurate with
the associated risks
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External Audit

PricewaterhouseCoopers LLP [PwC] was appointed as the
Group's external auditor for the 2015 Annual Report following a
formal competitive tender process. The Committee considered
the need for a caompetitive 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 PwC in their role as external auditor,
the Committee believe it is In the best interests of shareholders
for PwC to remain as external auditor for the following financiat
year. It s currently proposed that a tender process be
compteted during 2024,

The 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 will ensure
that future retations are undertaken as required by legislation to
the extent that this s not undertaken earlier by PwC

The Committee 1s responsible for overseeing the relationship
with the external guditor and for considenng their terms of
engagement, remuneration, effectiveness, independence and
continued objectivity The Committee annuatly reviews the audit
requirements cf the Group, for the business and in the context
of the external environment, placing great impertance on
ensuring a high quality, effective external audit process.

Fees and non-audit services

The Commuttee discussed the audit fee for the 2020 Annual
Report with the external auditor and approved the propased
fee on behalf of the Board.

in addition, the Group has adopted a policy for the provision of
nan-audit services by the external auditor. The palicy helps to
safequard the external auditor’'s independence and ohjectivity.
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 retated services: including formal reporting relating

to borrowings, shareholder and other circulars and work 1n
respect of acquisitions and disposals. In some circumstances,
the external auditor 1s required to carry out the work because
of their office In other circumstances, selection would depend
onwhich firm was best suited to provide the services required

In addition, the following protocols apply to non-audit fees:

total non-audit fees are lmited to 70% of the audit fees in any
one year. Additionally, the ratio of audit to non-audit fees is
calculated in ine with the methodolegy set out in the 2014
EU Regulations;
Committee approval 1s required where there might be
questions as to whether the external auditer has a conflict
of interest: and

- the Audit Cornmittee Chair is required to approve in advance
each additional project or incremental fee between £25,000
and £100,000, and Commuttee approval is required for any
additional projects over £100,000.

Total fees fer 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 138,

The Commuittee I1s satisfied that the Company has complied
with the provisiens of the Statutory Audit Services far Large
Companies Market Investigation (Mandatory Use of Campetitive
Processes and Audit Committee Responsibilities| Order 2014,
published by the Competition and Markets Authority on

26 September 2014

Effectiveness

Aszessment of the annual evaluation of the external auditar's
perforrmance was undertaken by way of a questionnaire
completed by key stakehaolders across the Group, including
sentor members of the Finance team. The review tock into
account the quality of planning, delivery and execution of the
audit including 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
teamm and management.

PwC also prowde the Committee with an annual repart on its
independence, objectivity and compliance with statutory,
regulatory and ethical standards. For the year ended 31 March
2020, as for the priar year, the external auditor confirmed that it
continued to mamntain appropnate internat safeguards to ensure
its independence and objectivity.

The Committee concluded that the quality of the external
auditor’'s work, and the knowledge and competence of the audit
team, had been maintained at an appropnate standard during
the year

In addition, the Committee reviewed the Financial Reporting
Council's [FRCI's review of PwC’s audit of the Group for the year
ended 31 March 2019. The FRC's review (dentifled some lmited
improvernents in relation to the audit 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 recornmended to the Board that a
resolution to reappoint PwC as external auditor of the Company
be put to shareholders at the 2020 AGM
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REPORT OF THE AUDIT COMMITTEE CONTINUED

Internal Audit

The role of Internal Audit is to act as an independent and objective
assurance function, designed to iImprove the effectiveness of the
governance, risk management and internal controls framework
in mitigating the key risks of British Land. Ernst & Young LLP
{EY} continue to provide Internal Audit services to British Land
and attended all Committee meetings to gresent therr audit
findings and the status of management actions.

During the year, the Commitiee reviewed and approved the
annual Internal Audit plan, including consideration of the plan’s
alignment to the principal risks of the Group and its joint
ventures. Internal audits completed during the year included
those in relation to supplier risk management, key operational
control testing, crisis management and Storey Overall, no
significant control 1ssues were 1dentified although several
process and control improvements were proposed, with follow
up audits scheduled where necessary.

Effectiveness

The annual effectiveness review of the internal auditer 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 Finanaial Reporting and
other senior employees, completed a questionnaire to assess
the effectiveness of the internal auditor. The results of the
questionnaire were improved from a good base, following

the cornpletion of actions 1dentified from the prior year

The Committee concluded that EY continued to discharge

its duties as internal auditor effectively and should continue

in the role for the year commencing T Apnl 2020.

Risk management and internal controls

The Board has delegated responsibility for overseeing the
effectiveness of the Group's nsk management and internal
control systems to the Cornmittee. The Committee has aversight
of the activities of the executive Risk Committee, receving
minutes of all Risk Commuttee meetings and discussing any
significant matters raised.

At the full and half year, the Committee reviewed the Group’s
principal risks including consideration of how risk exposures
have changed during the period. Both external and internal risks
are reviewed and their effect on the Company's strategic aims
considered. At full year, the 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 nsks.
The Board accepted the Committee’s recommendation.
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The Comrnittee considered the Group's nisk appetite and
recommended an update to the measurement of our people
risk in order that the Group risk appetite remains set at an
appropriate level to achieve the Group's strategic goals without
taking undue risk. The Board accepted the Committee’s
recommendation for the Group's nisk appetite

The Comrittee also reviewed the status of key risk indicators
throughout the year against rnisk appetite, focusing on any which
were outside optimal ranges The Committee gave particular
attention to the risks relating to Covid-19, occupier credit risk
exposure, the UK's political and economic outlook following the
UK's departure from the European Union and the UK's internal
poltical turmoll and development contractor exposure

Half yearly, in conjunction with the internal auditor, management
reports to the Commuttee on the effectiveness of internal controls,
highlighting control 1ssues identified through the exceptions
reporting process. Risk areas identified are considered for
incarporation in the internal Audit plan and the findings of
internal audits are taken inte account when identifying and
evaluating risks within the business Key cbservations and
management actions are reported to, and debated by, the
Committee. For the year ended 31 March 2020, the Committee
has notidentified, nor been adwised of, a falling or weakness
which it has deemed to be significant.

At the request of the Remuneration Cammittee, the Committee
considers annually the level of risk taken by management

and whether this affects the performance of the Company.

The Remuneration Commuttee takes this confirmation into
account when determining incentive awards granted to the
Executive Directors and senior management Taking into
account reports recewved on internal key controls and risk
management, and the results of the internal audit reviews, the
Committee concluded that for the year ended 31 March 2020
there was no evidence of excessive risk taking by management
which ought to be taken into account by the Remuneration
Committee when deterrmining incentive awards.

The Group's whistleblowing arrangements enable all staff,
including temporary and agency staff, suppliers and occupiers
to report any suspected wrongdaing. These arrangements,
which are monitored by the General Counsel and Company
Secretary and reviewed by the Committee annually, include an
independent and confidental whistleblowing service provided
by a third party. In March 2020, a new third party supplier was
appointed that presents greater value and a more user-friendly
platfarm. The Committee receved 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 to risk management and
governance in relation to UK taxation, its athitude towards tax
planning, the level of risk the Group 1s prepared to accept in
relation to tax and its relationship with HM Revenue & Customns,
The resulting document [(Our Approach to Tax’) was approved
by the Board and 1s available on the Company's website at
www.britishland.com/governance.

Additonal information an the Company’s internal controls
systems 15 set out in the "Managing nisk in delivering our
strategy section on pages 78 to 81.

Investment and development property valuations

The external valuation of British Land’s property portfolic s a
key deterrminant 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
meonttoring and review of the effectiveness of its valuers as well
as the valuation process itself The Group's valuers are now
CBRE, Knight Frank, Jones Lang LaSalle [JLL) and Cushman
& Wakefield

The Committee reviews the effectiveness of the external valuers
bi-annually, focusing an a quantitative analysis of capital values,
yleld benchmarking, availability of comparable market ewidence
and major outliers to subsector movements, with an annual

gualitative review of the level of service recewved from each valuer.

The valuers attend Committee meetings at which the full and
half year valuations are discussed, presenting their reports
which include details of the valuation process, market conditions
and any significant judgernents made. The externat auditor
reviews the valuations and valuation process, having had full
access to the valuers to determune that due process had heen
followed and appropriate information used, before separately
reporting its findings to the Cormmittee. The valuation process s
also subject to regular review by Internal Audit.

British Land has fixed fee arrangements in place with the
valuers in relation to the valuation of wholly-owned assets,

in line wath the recommendations of the Carsherg 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 1o 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 Covid-19. The Committee will also continue

to monitor key risk areas for the business, particularly those
scheduled for review by Internal Audit including, but not bmited
to, key financial and operational 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 firsc-class buildings for its communities
and occupiers and delivers this in a sustainable weay.

tam 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 stakeholders and to assess the Company’s wider
contribution to society. The Committee is aiso 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 Cormmittee
and are available on our website vww.britishland.com/committees.
We summarise this as seeking to ensure that the Company:

~ Is a first-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 Committee during the year ended 31 March 2020. | hope
that you find it useful in understanding our work,

Key areas of focus during the year

in its first year the Committee has sought to understand further
the Company s engagement with employees and how it constructs
its buildings to ensure they are high guality, safe and built in an
environmentally friendly way.
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Employee engagement and cuiture

We have been encouraged by the number and quality of
mechanisms in ptace for employee engagement and the resuits
of the engagement survey undertaken this year. The Committee
reviewed the output of the employee engagement survey, which
showed an overall engagement score of 75%, which is 6% ahead
of the nationat benchrmark. This is a good result and was based
on a high response rate of 8%%. Particutarly encouraging for the
Committee were the scores of 91% saying they were proud to
work at Briish Land and 90% supporting the staternent 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 m use to engage with
employees. As Directors we have a number of ways in which
we interact with employees and following our last externally
facilitated Board evaluation, almost all Board meetings have
either a breakfast or lunch with an equal number of employees.
The imal round of these events enabled us to get to know
senior managermnent better but in the last year we have had
the opportunity to meet other employees without senior
rmanagement present. Laura Wade-Gery has been the subject
of an "in conversation” session with employees which explored
a wide range of subjects.

The Company has a strong set of netwarks and commitiees
with different focus areas. These are not standalone focus areas
but are integrated into how we engage with our stakeholders
and run aur business. As an example, the Parents & Carers
Committee and BL Pride Alliance arranged a presentation from
the LGBTO+ charity Just Like Us, who are now also an occupier
at Broadgate and have hosted workshops and training at the
Paddington Campus for students and teachers taking part in the
Just Like Us programme lfurther information on this can be
found on page 37} Similarly, the Wellbeing Committee has set
up a network including sccupiers and the local community to
consider wellbeing at our Paddington campus. Further details
on these and cur other comrmittees 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 helow the national average. We also
covered how we procure and design our buildings, including
having a design framework which ensures that we and our
suppliers adhere to high environmental and ethical standards.




Engaging with our occupiers, both current and future, has
demenstrated that strong environmental credentials are an
increasingly key requirement for them and this is driving our
tacus on more sustainable buildings which in turn supports cur
leasing atm, to let space rmore quickly and achieve higher rents.
This is a great exarmple of how engagement with our
stakeholders Is driving change in how we run our business.

Sustainabitity

We Prave helped the Sustainability Commitiee to review
performance against the Sustainability 2020 targets that were
set six years ago. With our current sustainability programme
ending in March 2020, we have also guided the development of a
new sustainability strateqy. This will focus on two key issues
around net zero carbon on the environmental side and a
place-hased approach to building connections in our communities,
underpinned by a comrnitrnent to upper quintite performance on
wider environmentat matters and key principtes of responsibie
business, such as prompt payment to suppliers. We continue to
make good progress on reducing our environmental npact,
taking an tnnovative approach to projects such as 1 Triton Square
where we have saved 57,000 tonnes of embodied carbon in the
design and construction phase. Further details of how 1 Triton
Sguare has delivered environmental improvernents and the
benefits of collaboration with our stakeholders can be found

on pages 8 and 9. Further information on our approach to
sustainability can be found on page 38.

Key areas of focus for the coming year

This first year of the Committee has been spent developing our
understanding of some of the basic practices of the Cormnpany
and we can now beqin to look at some areas in more detail.

We plan to review diversity in the workforce, including drivers
affecting diversity and what policies are in place or needed

o ensure we have a diverse workforce and pipeline for
fulure 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 performance. We will also be
considering the charitable activities of the Company.

We will look at how we embed sustainabitity within atl that we
do. Part of this will be a cultural shift to have sustainability as
part of every employee’s role and objectives and avoiding having
sustainability as a separate team who have to make designs and
practices more sustatnable in an incremental way. This will
clearly be an integral part of the progress of our Developments
team. One of our measures of success witl be riot to have a
sustamnability tearn in 10 years!

Committee composition and governance

The Comrmittee is composed solely of independent Non-
Executive Directors. Attendance at Committee meetings during
the year is set out i the following 1abte:

frate al Nemmittes
appurtinent  Attendance

I Apr 2019 3/3

1 Apr 2019 33

Pustian
~ Chairman
Mernber

Diwestne

Alastair Hughes

Lynmn Gladden

Mernbers of the senior rnanagement tearn, including the Chief
Executive Officer, Chief Financiat Officer, General Counsetl and
Company Secretary, Head of Secretariat, R Director, Head of
Oevelopments, Head of Corporate Affairs and Sustainabitity and
Head of Sustainahte Developments, are invited to attend gach
Committee meeting.

Committee effectiveness

The Committee’s effectiveness was reviewed as part of the
wider Board evaluation and concluded that the Committee
had operated effectively. The Commitiee reviewed and updated
its terrns of reference, which are available on our website

www britishiand. cornfcornmittees.

W&a.

Alastair Hughes
Chairman of the CSR Cormmittee
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WORKFORCE ENGAGEMENT STATEMENT

Engaging with our workforce

Workforcee 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 operation and effectiveness of
our workforce engagement mechanisms for the

Communication
Internal communication

purposes of provision 5 of the UK Corporate A memnber O,f our Exe;utwe Committee holds 2

Company-wide meeting each month to repert on
Governance Code. ) :

important Company developments, introduce

The CSR Committee reporton the previous pages initiatives to colleagues and field questions.
details the activities of the Committee in its first year These sessions are often opportunities for senior
of operation, which have largely peen focused on management to discuss market conditions and key
exploring and understanding the mechanisms we operational initiatives with our waorkforce and take
atready have in place. questions from them.

116  BritishLand Annual Report and Accounts 2020



Cur internal communications team send
cut a Company-wide weekly email with
updates and details of key events and a
member of our Executive Committee hosts
a soctal hour each month where our people
network in a less formal environment.

Company Conference

Cnce a year our people are brought
together from across our business

to attend our Company Cenference.

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
team as well as mteractive 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

ta recommendations by the Board.

The BLLT comprises our top managers
and includes our Executive Committee
and its direct reparts 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 workfarce.

Financial awareness

At the half and full year, our Chief
Executive Officer and Chiet Financial
Cfficer 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. Emptoyee share
ownership encourages employees to focus
on long term Company performance and
aligns their interests with shareholders,

Engagement with Directors

Engagement survey

The Board reviews the results of the
annual ernployee engagement survey

as well as interim ‘pulse’ surveys.

The Board discusses the resutts and
challenges management on areas of
improvernent. The response from the
2019 engagernent survey returned results
significantly above the nationat benchmark
on guestions relating to leadership.

Mare details on our engagement survey
can be found on page 34.

BL employee networks

As discussed on pages 36 and 37 there
are a wide range of employee-led
networks at British Land. The work of
our networks has promoted social issues
that are important to our people and
driven internal policy changes such as
our adoption of enhanced shared
parental leave.

The CSR Committee receives
presentations by the Chairs of our
networks to engage with key issues
at Board level.

Cowvid-19

Consideration of the
Company's waorkforce

was at the centre of decision
making both by executive
management and the

Board during the immed ate
outbreak of the virus.

The safety of our people and
theirr families, together with
the interests of our other
stakeholders, shaped the
decisions that we took 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 to
provide support with useful
information and tips to

our workforce,

Leadership

Executive Committee members
ensured there were clear
lines of commumcation

with their tearns 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 also gave regular
Company-wide updates.
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DIRECTORS REMU NERATION REPORT

Aligning incentive

with strategy

Our Renumeratiou Policy aligns management incentives with our strategy.

Qear ghareholders

lam delighted 10 \ntroduce the Directors Rernuneration Report
for the year, This 15 rmy first report ta you @5 Chan uf the Commitice
having taken over frorn William Jackson at the AGM on Frigay 19
Juty 2019,

On benalf of the Board and the Committee, ! would ke to
thank Witliard for tus excellent and thorough chairing of this
Cornmittee iof three years. \We have all penetitied from his
wisdom ang S chaltenge th roughout this tirme, cubmnating
10 hus piloting through of ouf new Remuneralion Policy
approved 2t the 2019 AGM.

Following william stepping down, the Caommittee had three
mermbers durind 2019/20 - Lynn Gladden, Preben Prebensen
ana rysett. We continue 10 be Supported by Andrew Udale of
Korn Ferry who we appomted {n adwise the Committee 1N 2077

Ao you will be only too aware, an awful o1 has happened IN the
last Tew months asa result of Cowd-17 Asa Commitee anda
Rpard we have discussed at length what gecienns we should D&
taking ©n remuneralion matters. (0 the rernainder of this
ctaternent, ! ceek 1o explain what actions Wwe nave taken, what
actions we have deterred faking for the moment and I each
case why. 1D making these Jecisions we have peen in close
dralogue with the execuive raemhbers of the Board and our
fellow Pon-executives. We have conaidered carefully the
interests of the wider <rakeholders of the Company and their
longer term interests in part\cular.
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Board changes

Charles Maudstey and T)m Roberts staed down from he Board
on 31 March 2019, Both wele conSldered good leavers, and thelr
share plan awards have been profrated and treated o Lne with
the good leaver prowsions in {he respecive plan rules. Charles
took a consultancy role with gridgepoint Adwisers and 853
result mingated 50Me of s monthty salary during his nofice
penod; Tirn became CED of Henry RBoot plc with a swnlar
mitigation mpact. Details are provided 20 page 129

Your support for gur new Remuneration Policy

Thank you for your 98 3% suppart of our new Remuneraton
Policy adopted at the 2019 AGM. Qur remuneraton pthosophy 1S
simple —we want to ensure that our management1s aligned o
shareholders‘ and other key stakeholders interests, and that
our poticy supports our {ong term pusiness stratedy. values and
corporale cutiure. We conducted an extensive review of our
Previous policy during n(18, concluding that, while the policy
was broadly working wetl, there was an opportunity yoih Lo
simplify it and to ensure that it was 1N une with the Company s
current strategie objectives and with evotvind best practice.
After consuttation and discussitm it was good 10 receve the
support of so many of ouT charehalders and their represemative
podies i Juty 2019 The new policy 15 cummarised on pages 120
o 121 of this Annual Report.

Remuneration in respect of the year ended 31 March 2020

we helieve that the manner 10 which the Committze sets and
operales this Remunaration Policy 15 clear to exgculves and IS
aligned ta our corporate culture. We operated it with regard 10
risks inherentin the busingss and market place. pmvxdmg the
opportunlty for executives to earn rewards ind manner winch &
proportionat? {o the value delvered against clear tardgets.

The Committee reflected at tength on the impact of the current
cireumstances on the Company s sakeholders. In partcular. it
1ook account of the Board's decision temporarnty to suspend the
diidend and that lather than for pmmottons] our employees wall
not be receving Salary reviews this year We have not turlougned
any of our own employees put are well aware of the wmpact of
Cowd-19 onour communities, suppliers and customers.
ghareholders have receved two quarterly dividends with the
remaming drwidends currently being retained the business,
adding to our cash balantes and therefore aut pet asset value
per share

The resutt of hese deliberations was that despite Cowid-19
affecting only oix weeks of the performance year n question,

the estimated Level of bonus for the whole husiness aganst
critena we had prevtousw et for the year ended 31 March 2020
was reduced by 41%. Specmcai\‘y this has reduced the eatimated



bonuses for executive directors to c 40% of their salary levels as
opposed to c.70% and represents approximately a quarter of the
maximurn avalable opportunity However, we have decided that
while these are estimates of what would have been pard after
scaling back, the decision on whether some, all or none of the
scaled back amounts shouid actuatly be paid to Executive
Directors is being deferred. The same approach has been taken
to the entirety of bonus awards for members of the Executive
Commuttea and for the dectsion an a portion of the bonus award
for over 100 further managers. The decision on these bonuses
will be reached later in 2020 when more informatian on the
impact on our stakeholders in relation to the year ended

31 March 2020 15 availlable. The Committeg and management
believe that this deferral of any decision on how rmuch of the
estimated bonus to award 1s the right and fair approach in

these unprecedented circumstances

Remuneration in respect of the year commencing
1 April 2028

Salaries

We took a decision not to review sataries for the Executive
[hrectars sa they remamn unchanged. The Nen-Executive
Directors” and the Chairman’s fee levets aiso rernain
unchanged. Inaddition, the Executive Directors volunteered to
watve an amount equat 1o 20% of their salanes for the firsi three
maonths of the year The Charrman and the Non-Executive
Directors also volunteered to do the samme in relation to 20% of
fees for the sarne three-month period.

Annual Incentives

For the coming year, we will continue to measure 70% of the
Annual Incentive against quantitative measures, and the
remaintng 30% based on strategic measures. We have made
some changes for this year to reflect the current enviconment
and will be assessing the levet of bonus derived from the targets
setin the context of the wader stakehalder experience during the
year. Further information 1s set out on page 122

Long term incentives

The Comrruttee intends to grant tong term mcentive awards
during the coming year to the two Executive Directors and other
senior executives, The performance measures and targets will
remain unchanged, but the intended level of award had not been
determined by the Committee by the time of signing the Annual
Report. The Committee ntends to make this deciston closer to
the date of grant so that it can factar in the share prce to the
size of the award We will set out and explain the grant levels in
nextyear's Repart, which will not excead the levels awarded
last year.

Executive pensions

We are commutted to ensuring that penswon contributions across
our workforce are eguitabte. Strmen Carter joined the Company
in May 2018 with the same pension benefit as the wider
workforce at 15% of rus satary. As noted last year, Chnis Grigg
has agreed to reduce his penston allowance by 5% of salary
annually (now 25% for financiat year 2021} to bring it in bne with
the employee contribution rate by 2022, We would like to thank
Chrs for his senstivity to wider shareholder concerns about
executive penalgn contributions

Below Board-level incentives

Following the approval of our new Remuneration Policy in July
2019, we have revisited the Annual incentive arrangements for
our Executive Commuttee. This ts tn lne with the requirements
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 1o create an even stronger Unk
between their Annual Incentive and the financial performance of
the Company in the way we assess the amount of therr bonus at
the end of the financial year

Gender pay gap

The latest gender pay gap for the D Aprit 2020 snapshots shows
a further reduction in the median pay gap of 7% to 27.9% from
34 9% for Briush 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 brinshland.
corn/gender-pay-gap

Recommendation

Boitish Land s comrritted ta lstening carefully to shareholder
feedback and to applying best practice to its remuneration
policies and approach. We hope that you will continue to support
our approach to remuneration and will vote n favour of this
report at the 2020 AGM.

Yours sincerely

o WA

Laura Wade-Gery
Chair of the Remuneration Committee

British Land Annual Report and Accounts 2020 119



126

JONVIO V LV NOLLVHINNWIY

How we alignh rewards
to delivering our strategy

As set out on pages 22 to 23, we have a clear strategy to build an

increasingly mixed use business.

It will comprise three core efements: cur London campuses, a smaller Retail portfolio and a residential business.

To deliver on this strategy, we focus on four objectives:

ustomer Orientation:
Respanding to changing lifestyles

. Right Places:
. Creating great environments

Delivering against these objectives creates the inputs
to future value creation for all of aur stakeholders.

We run a very long term business and actions taken in
any one year can take many years to show up as
enhancing value.

Our remuneration phitosophy is to incentivise and
reward employees across the Group, cascading from
the Executive Directors, to deliver these inputs whilst
also managing the business on a day-to-day basis.
Successful delivery of some of these objectives may
not necessarity be reflected in the financial results of
the business in a single year but should flow through
to the longer term performance of the business.

tn determining what the best measures of
performance are for incentivising our employees, the
Committee 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 vatuation
changes

Net Assel

Value changes

Dividends and share

price movements

Strategic targets for these & inputs

Expert
Peogle
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Refinancing date and liguidity targets

Total Property Return outperformance target

Expert People:
Changing the way we work

@ Capital Efficiency:
Thoughtful use of capital

This creates an alignment with shareholders ensuring
that the level of annuat bonus is not aut of line with the
performance of the business in the financial year.

Over the longer term, we measure our performance
against selected market benchmarks. We only deliver
rewards where the business at least matches those
benchmarks and we share a smatlt 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
hetween (i} what we are focusing on daing

{our strategic objectives), (i) what we measure
and report on ldark blue} and fii) what we reward
Executive Directors for detivering fught blue].

Jyear performance

Totat Property Return outperformance

Total Accounting Return outperformance

Total Sharehatder Return autperformance



Summary of the Remuneration Policy and how we apply it

The Rernuneration Policy was approved by shareholders on 19 July 2019. The Palicy will apply until the AGM in July 2022, The Remuneration
Policy ts set out i futl in the 2019 Annual Report and is available on our website www. britishland.com/committees.

Element of Link ta strategy Framework
remuneration
Fixed Basic salary Attracts and retains Expert People with Reviewed annually and increases typically in tine with
the appropriate degree of expertise and the market and general salary increases throughout
experience to deliver agreed strategy. the Group.
Benefits Benelits are restricted to a maximum of £20,000 per

annum for car allowance and the amount required to
continue providing agreed henefits at a similar level
year on year,

Pension Defined contribution arrangements - cash allowances

contribution in beu of pension are made to the CFO at 15% of salary.
The CEO'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 until it is in
line with the majority of the workforce at 15% of salary.
The workforce rate will appty to all future Executive
{irecter appointments.

Variable Annual Performance measures related to British Maximum opportunity 1s 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  ta purchase shares on behalf of the Executive Director
are set by the Commuttee at the beginning  (Annual Incentive Shares) which must be held for a
of the financial year. further three years whether or not the Executive
Director remains an employee of British Land.

Longterm  Total Property Return [TPR) links reward Recent LTIP grants have been at the level of 250% of
incentive to gross property performance, satary in the form of performance shares, within the

Total Accounting Return (TAR] links reward rmaximurn value of an LTIP award of 300% of salary.

1o net property performance and
shareholder distributions.

Total Shareholder Return [TSR] directly
correlates reward with shareholder returns.

Executive Directors’ remuneration

The tables betow show the 2020 actual rermuneration against potential oppartunity 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 2ach of the Directors is set out
in the table on page 124.

Chris Grigg Simon Carter
Cluef baergtive €000 Chef Dinsncaal Gifer £000
2020 actual €153 2020 actual — £819
2020 potential! £6,507 2020 potential? _ £1.358
2019 actyal £1,653 2619 actual’ - €135
v 1 1 [ : ] v ) ) ) : B B T B T B B 1 ] 7
0 1000 2000 3000 4800 5,000 0 500 1,000 1,500 2,000

M Salary W Benefits W Pension B Annual fncentive & Long term incentves

1. 2020 potential assuymes that both annual and long-term incentves pay out in full.
2. 2020 potential assumes that Annual incentives pay out in full. There are no LTIP values for Simon Carter as the first grant following appaintment was made i june 2018

which will be included in the 2021 pay figure.
3. 2019 actyal s based on pay since appantment in May 2018 and excludes buyaut award made on recrytiment,
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DIRECTORS REMUNERATION REPORT CONTINUED

How we intend to apply our Remuneration Poticy
during the year commencing 1 April 2020

The following pages set out how the Conunittee intends to apply the
Remuneration Policy during the coming year.

Exectitive Directors’ remuneration

Basic salaries

Basic salanies for our current Directors remain unchanged at
the following levels for the year commencing 1 April 2020
However, as explained on page 119, Chns and Simon have
elected to forgo an amount equal to 20% of therr saltaries for an
infial penod of three months effective 1 Apnl 2020,

Eun(@: . .
ChasGrige o L _________."BH
Simon Carter 8ac,

Pension and benefits

Chrnis Grgg has volunteered to reduce the pension contribution
he recewes from the Company over the coming years, As such,
for the year commencing 1 April 2020 his contnbution has been
reduced Lo 25% of safary and this will cantinue to be reduced by
5% of salary per annum until it 15 at 15% of salary lin line wilh
the current warkforce level]. Simon Carter will continue to
recetve a 19% of salary pension contribution. Benefits will
continue to be pravided in iine with the policy and include a car
altowance and private medical insurance,

Measure

Net Asset

VYalue changes

Annual

profitability
Guantitative measures
70% reward weighting

Refinancing

Batance sheet

resilience measures:
Liguidity

Strategic medsures
30% reward weighting Expert year's report
7 People
@: Capital
W EHiciency
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Annual Incentive awards

The maximum bonus opportunity for Executive Directors
remains at 150% of salary. The performance measures for the
Annual Incentive awards have been selected to reflect a range of
guantitative and strategic goals that support the Company's key
strategrc objectives The performance measures and weightings
for the year cammencing 1 Aprit 2020 are set cut in the table
below. The Committee has made several changas this year to
the operation of the Annual incentive plan. These reflect the
changed crcymstances we find ourselves in for the year ahead

First, as we finatise this repart, development activity has been
delayed. Secend, there s an increased focus within the market
ptace on balance sheet resilience for property companies.
Finatly, there is less centainty in relation 1o the precision of
ndependent property valuations, Reflecting these changed
circumstances this year, the Committee has altered the way it
will operate the plan for the year cornmencing 1 April 2020

as follows:

The weighting en TPR wilt be reduced from 30% to 20%;

Two batance sheet resilience measures wilt be intraduced to
replace the 10% on development profit and the 10% from the
TPR measure; and

The prohtability measure that incentivises outperformance ot
the annual budget will be a combination of cost and revenue
with a wider range than in previous years reflecting the
greater uncertainty currently prevailing.

Proportion of Annuat
Incentive as a percentage
of raximum opportunity

Total Property Return putperformance target
174 payout for matching the M5C1 penchmark index rising to
100°%, payout far outperforming by 1.25%

Financial budget targets for cost and revenue
0% payout for meeting & thresheld lavel rising 1o 100% payout
for at teast matching a stretch tevel

0% payout for moating a threshold level rizing 1o 180% payout
for at least matching a stretch teval

0% payout for meeting a threshold lavel rising to 1007 payout
for at Least matching a stretch tevet

These targets will be fully disclosed and explaned in next



The detailed targets that the Committee sets are considered to be commercially sensitive and as such the specific targets for the
quantitative measures for the coming year will he disclosed in the 2021 Remuneration Report In assessing how the Executive Directors
performed during the year commencing 1 April 2020, the Committee will take into account their performance agamst all of the
measures and make an assessment in the round to ensure that performance warrants the level of award deterrmined by the table above.
This year in particular, the Committee will assess performance in the context of the wider stakeholder experience and overall corporate
outcome. Discretion may be exercised by the Committee and, if this 15 the case, a full explanation will be set out In next year's report

As disclosed previously, the Comrmuttee agreed that for Annual Incentive awards, the sector weighted IPD March Annual Universe
benchmark [which includes sales, acquisitions and developments and so takes into account active asset management as well as a mare
representative peer groupl would be most suitable

In hine with current practice, two-thirds of any amount earned will be paid in cash vath the remaining one-third [net of tax} used to
purchase shares which must be held for a further three years

Long term incentive awards [audited)

An LTIP award will be granted to Executive Directors during the year commencing 1 April 2020 The size and uming of the award will be
determined by the Commuttee at a later date and explained in the next year's repart, 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
i July 2019, as shown on page 127

Measure Link to strategy Measured relative to Weighting
Toral Prope"r"t"y Return[TPRI The TPR measure s designed  TPR pre'rf'ormance will be assessed against 40%
to link reward to strong the performance of an IPD sector

The change in capital value, less any capital
expenditure incurred, plus net income.
TPR s expressed as a percentage of
capital employed over the LTIP performance
period and 1s calculated by IPD

Total Accounting Return (TAR) The TAR measure 1s designed to - TAR will be measured relative to a market 20%
link reward to performance at capitabisation weighted index of the FTSE

the net property level that takes 350 property companies that use EPRA

account of gearing and our accounting.

distributions to shareholders.

performance at the gross welghted benchmark
property level.

The growth in British Land's EPRA Net
Tangible Asset Value [NAV] per share
plus dividends per share paid over the
LTIP performance period.

Tatal Shareholder Return (TSR] The TSR measure 1s designed  Half of the TSR measure will he measured 40%
The growth in value of a British Land to directly carrelate reward relative to the performance of the FTSE

with the return delivered to 100 and the other half will be measured
shareholding over the LTIP performance

shareholders relative to a market capitalisation

period, assuming dividends are reinvested
to purchase additional shares

welighted index of the FTSE 350 property
companies that use EPRA accounting

Performance against the LTIP measures will be assessed over a period of three years. If performance against a measure 1s equal to

the index, 20% of the proportion attached to that measure will vest and if performance is below index the proportion attached to that
measure will lapse. 100% of the proportion of each element of award attached to each measure will vest f British Land's performance
Is at a stretch level. Those stretch levels are TPR 1.00% per annum, TAR 2.00% per annum, TSR [Real Estate] 3 00% per annurn 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 NAY, TAR 1s now being measured using EPRA Net Tangible Asset Value per share.

The Cornmittee retains the discretion to override the formulaic outcomes of incentive schermes The purpose of this discretion is ta
ensure that the incentive scheme outcomes are consistent with overall Company performance and the experience of stakeholders

Non-Executive Directors’ fees

Fees paid tg 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 i1s unchanged from those applied in 2019,
However, as explamed on page 119, the Chairman and Non-Executive Directars have elected to forgo an amount equal to 20% of their
fees for an initial period of three months effective 1 Apnil 2020.

Charman's annual fee o o . o . ) _ Ezs.000
_Noq—ExgggE@éb]fector's annualfee o o o o . fealog_
Senor Independent Cirector's annualfee o o o __ £10.000

Audit 9[Bﬁémunéria?igriwgoir_ﬁﬂﬁg()ha\rman'_s_gma_{ fee o o . _EZ0.000
Audit or Remuneration Commuttee member's annuslfee L ) ) £8.000

CSR Commltee Cﬁaizrimgﬂj_s_@i{:l fee 7__ S - 14000
Nomination or CSR Committee member'sannualfee B £5.000
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OIRECTORS REMUNERATION REFORT CONTINUED

How we applied our Remuneration Policy
during the year ended 31 March 2020

The followcing pages set out how we implemented the Directors’
Remuneration Policy during the year ended 31 Murch 2020 and the
remuneration received by each of the Directors.

Single tatal figure of remuneration {audited]

The following tables detail all elements of remuneraton recetvable by Briish Land's Executive Directors in respect of the year ended
31 March 2020 and show comparative figures for the year ended 31 March 2019

Salary  Taxabic banchts
20z z1n
Exautim Ditovtars Lnpd £nLn

Chns Grigg

1 Estimated outcomes 2020 Annual Incenlive outcomes are subject to the publication of final 1PD results and an assessment by the Committes later in the year
2 Forecast oufcomes 2020 Long Term Incentve oulcemes are subject o confirmation of final vesung levels in June 2020

Chris Grgg e oI5 30 46D 0 1,653

Sirmon Carter [irom May 20181 w21 8 599 53

1 Confirmed outcormes Actual Antual incentive and Long Term incenlive outcomes are confirmed after sublication of the Annual Report each year Forecast estimated
figures were publisbed in the 2079 Report, the aclual outcomes are reflected in the table above

Notes to the single total figure of remuneration table [audited)
Fixed pay

Taxable benefits: Taxable benefits include car allowance {Chiris Grigg £16,800 and Simon Carter £16,700} and private medical
mnsurance,

Other items in the nature of remuneratian: include bfe 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 ophions that matured during the year, if any. As disclosed in 2018, to replace deferied paymenis forfeiter on
ie1ing British Land, Stmon 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 o valuc of £592 484

Pensions: Chris Grigyg does nat partcipate in any British Land pension plan. Instead he receives cash allowances, i het vl pension,
As stated in the 2019 Repert it was agreed with Chnis that us annual pension altowance would reduce by 5% per annum until it 1sin
alignment with the wader workforce. Simon Carter1s a member of the Defined Contribution Scheme and utiises his Annual Pension
Allowance; the remaning amount of his pensian s paid to hum in cash, for him to make his own arrangements for retirement. Simon
Carter s also a deferred mermnber of the British Land Defined Benefit Pension Scheme in respect of his employment with British Land
eartier in his career. The table below details the defined benefit pensions accrued at 31 March 2020.

g utive Do artor

swman Carter

There are no addional benefits that will become receivable by 3 Director in the event that a Director retires early
AnnualIncentives FY20 (audited)

The level of Annual Incentive award 1s determined by the Commuttee based on British Land’s performance and Execdtive Oirectors’
performance agamnst quantitative and strategic targets dunng the year. For the year ended 31 March 2020 the Cornmittee’s
assessrnent and outcomes agamst these critena [before exercising any discretion) are set out below Quantitative measures are a
direct assessment af the Company's financial performance and in the very long term business we operate are a reflechon of many of
the decisions taken in prior years. The delivery of strategic objectives positions the future performance of the business so payouts
under this part of the Annual Incentive Plan will not necessarily correlate with payouts under the quantitative 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 Cowd-19 on the Company's stakeholders including cur employees, shareholders and
customers] the Cornmittee with the full support of the executive directors, scaled back the level of estimated bonus to 41 4% and
42 7% of salary for Chris and Simon respectively, just over a quarter of the maximum opportunity. The decisian on these bonuses
will be taken tater in 2020 when more information on the impact on our stakehoelders is avallable and when performance against the
Total Property Return benchmark for the year ending 31 March 2020 15 known

Tatal
Froperty
Returns
vs IPD

Profit

Developmeant
Profit

FAEh

achezand ag 4ne

Ta rgel range of matchmg sector
weighted index to outperforming
it by 125bps. Forecast TPR of
-7.4%, underperfarming aganst
the estimated thresheold of
weighted IPD index by -460bps.

Target range of 1% below the
budget target to outperforming

TaFgét range of 1% below
budgeted development profit to
outperforming it by 4%.

Note The above chart s a ferecast of the 2020 TPR outcomes which will depend on performance agarnst tPD figures that well onty

this Report and as such, ~epresent an estimate of the final figures

CHRIS GRIGEG

P
[

_ Delwer Capual Plan

Nl:\.muw Wi
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DIRECTORS REMUNERATION REPORT CONTINUED

StMON CARTER
Fin Lame Fonal autd vt
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7.5% ! 5%
_ _techmology [ "7 managementprototypeapprovedatBoard 1T :
Agree new CSK Strategy "New CSR [including Sustaimnabibity] ] |
| | Strategy agreed. 10 year energy reducuon | 3.73% '
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Reduce Gender Pay gap o I Gender Pay Gap median reduced by 7% T | ‘
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Chris Grigg
Simon Carter
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Chrwerrugg_
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1. A5 described on page 129 the Commitles scaled back the level of estimated boruses by 414 and has deferred a final dec.sion on whether to pay some, all or part of this
scaled back banus The decision on these honuses will ba reached duning 2020

One third of the annual bonus (after tax has been paid} has to be applied to purchase shares which are then held for three years by

the Execulive Dnector,

2019 comparative: In May 2019, the Commuttee confirmed that the underperformance of TPR compared to the IPD benchmark was
-220bps rather than the estimate of -190bps made for the purposes of the single total figure of remuneration table in the 2019 Annual
Report. lhis did not atter the amount vl bunus earned.

L.ong term incentives (audited)

The information in the long 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 applicatle, dividend equivalent payments an thase awards. The below
note ocutlines forecasts of the 2020 lang term incentive outcomes The actual outcames will only become available after the
publication ef this Repaort

Long-Term Incentive Plan

The awards granted to Executwe Directors on 28 June 2017, and which will vest on 26 June 2020, were subject to three performance
conditians 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 December IPD UK Annual Property index [the Index], the second [40% of the award)
measured Total Accounting Return [TAR) relative to a comparator group of British Land and 15 other property companies: while the
third [20% of the award] measured Tatal Shareholder Return (TSR], half of which was measured against the FTSE 100 and the other
half measured against the comparator group of British Land and 15 other property companies.

The TPR element is expected to lapse, based an British Land's adjusted TPR of 0 2% per annum when compared to the funds in

the Index of 4 0% The TAR element 15 also expected to lapse based on Briish 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 all the companies within the comparator group respectively. The actual percentage vesting will be
confirmed by the Commuttee in due course and details provided in the 2021 Remuneration Repart. Korn Ferry has confirmed that the
TSR element of the award will lapse as British Land's TSR performance over the period was -0.96% comparad to a median of 5 62%
and 39.58% for the FTSE 100 and Property companies comparator groups respectively.

Estumated valus ot

Peifamance  Number of perforsance award nr veshiy
Exocutive Directen shares of gptohs shares awardsd £101)
Chris Grigg Shares 340,264 nit

2019 comparative: As set out in the 2019 Annual Report, the 2016 LTIP awards lapsedin 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 2014 and as such there was no award with a performance pericd ending
on 31 March 2020 to be disclosed in the 2020 single figure.

2019 comparative: In June 2019, the Committee confirmed that the 2016 MSP Matching awards lapsed in full, compared to the
forecast vesting at 50%. The long term mcentive figures in the 2019 comparatives of the single total figure of remuneration table have
therefore been updated accordingly

Share scheme interests awarded during the year (audited)

Long-Term Incentive Plan
The total face value of each Executive Director’s LTIP award for the year ended 31 March 2020 was equivalent 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 535.60p. The performance conditions attached to these awards are set outin the Rermuneration
Policy approved by shareholders in July 2019 and summarised on page 123

Performance shares

Faravyioe REIES

F__x:,ra:" Sirectul . . Gr ‘m?“r{n!' Sh.ul-é:- gr : £0u peer o Verﬂ ng dﬂf:r
Chris Grigg 20/07/2009 407523 285 310322 23/07/22
Simaon Carter _23/07fz0n9 233383 1,250 31/03/22 23/07/22

Directors’ shareholdings and share interests [audited)

The table below shows the Directors’ shareholdings, including shares held by connected persons, as at year end or, if earlier, the date
of retirement from the Board.

Although there are no shareholding guidetines for Non-Executive Directors, they are each encouraged to hold shares in British Land.
The Company facititates this by offering Non-Executive Directors the ability to purchase shares quarterly using their post-tax fees
During the year ended 31 March 2020, Witiam Jackson and Tim Score have each received shares in full or part satisfaction of

their fees.

Dutstandiag = Do o oate a3 3] Morch 2020 Sharas nald

Aot i Mgrch 5 chablings 43
Grestur 7 7 341 - Zn2{ g Ma:‘_r- _2{=?L‘.
Chris Grigg ) _ - L 0 Lbeza7i 9468 1,439,746 2,510,785 1,342,049 1,459,709 3,970,494
Simon Carter 406 5765 0 416885 133975 142,085 558,970
Tim Score [Chair) o i _ 43899  54,31% 54,319
Lynn Gladden L o 18,339 18,339 18,339
Alastair Hughes - ' - 7,274 7371 7,371
Willam Jackson i 777 e 135,115 143,728 143,728
Nicholas Macpherson _ o o o 5,600 5,600 5,600
Praben Prebensen . - ; n 20,000 20,000 20,000
Lsurg Wade-Gery - . _ 7,585 9585 9,58
Repecca Worthington . 3,00C 3,000 3,000
Fur!m"'C:r»w’t“;fﬁrf"c:j‘_.Axrm_q e yrn o - - - ) . -
John Guderggggye‘ 5,220 5,220 5,220

I Helding is as at the date of departure of 19 July 2019

In addition, on & April 2020, the following Non-Executive Directors were allotted shares at a price of 322.52 pence per share in full or
part satisfaction of their fees:

N?HEX"E_I_J_{J’ D\_.’a—:_fir o o o o o o B Sharas :;‘:L‘»H‘:‘f
William Jackson ) _ - I 2
Tirm Scaore 7,751

(ther than as set out above, there have been no further changes since 31 March 2020
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DIRECTORS REMUNERATION REPORT CONTINUED

Sharehelding guidelines

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, Executwve 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 s no set
timescale for Executive Directars to reach the prescithed guideline but they are expected tg retain net shares received on the vesting
of long term incentrve awards until the target i1s achieved. Shares that count towards the holding guideline are unfettered and
beneficially owned by the Executive Directors and their connected persens, locked-in SIP shares and all vested awards count towards
the requirement on a net of tax basis All other awards that are sull the subject of a performance assessment and any share aptions
do not count

The guideline shareholdings for the year ending 31 March 2020 are shown below:

Haldg Launting
Guideling g

c.af Salary Hald [Base
50 31 Magih 2

E.x—_-aruru»: Ciractar hntd\r}ur }! 252
Chris Gr\ggr _ ) 584,877 o 115_‘59,70977
Siman Ca_”rvtﬁg[ _297.442 142,085

1 Calculated on a share price ol 336 2p on 31 March 2020

Using the average share price for the whole financial year of 551p, the total guideline holding as a percentage of basic salary for Chris
Grigg and Simon Carter would be 920% and 157% respectively.
Acquisitions of ordinary shares after the year end

The Executive Directors have purchased or been granted the following fully paid ordinary British Land shares under the terms of the
partnership, matching and dividend elements of the Share Incentive Plan:

Dare 3Fpurs base

Ex"—wlwﬂ_ﬂlv-z- ) [ANTR TR Dyrchyes el Fa"wf:a‘up shgirs Matching shaes Sragdend shares
Chris Grigg 4404420 397 Bép 38 74 nil
14/05/20 324.00p Lé 72 nil

Simon Carter o C O gaea 3978ep 37 C7A i
o 14/05/20 324.00p 47 94 nil

Other than as set out above, there have been no further changes since 31 March 2020,

Unvested share awards [subject te performance]

outstang pﬁ\;mbr;w;rztt;\ perfor
Exerutive Diavtar Date uf grane 31 Mar k2020 HARESIW T pernd Vonting date
Chris Grigg LTIP performance shares 28/06/17" 340,264 Yes  21/03/20  28/06/20
LTIP performance shares 26/06/18 313,984 Yes 31/03/21 26/06/21
- ___LTI? performance shares 23/07/19 407,923 _ Yes 31/03/22 23/07/22
Simon Carter LTIP performance shares T 04/06/18 197,733 Yes  31/03/21  26/08/21
LTIP performance shares o 23/07/1% 233,383 Yes  31/03/22 23/07/22

1 The LTIP awards granted in June 2017 are also included witmin the 2020 Long term incentives’ column of the single total figure of remuneration table on page 124
The degree to which gerformance measures have been or are expected to e achieved, and the resultant proportiions of the awards expected to vest, are detailed on
papes 126 10 128
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Unvested option awards {not available to be exercised]|

:( o Cuze of g aet R ¢ aenle e B £ B2 mane g
Chris Grigg Sharesave optons 18/C6N19 4,13 435.0 Ne nfa 01/09/22 28/02/23
Srmon Barier  Sharesave oot ans 806019 4087 43C Mo . onfa  OW09/22  28/02/23

Vested option awards [available to be exercised]

Boroctar Sate af graat KRR 2031 ;;-,- Vo Exarn ‘-.-,3,‘};7. urtil
Chnis Grigg LTIP optigrs ) ) 28/06/11 695.652 575 28/06/21
__LTE options T4/09/12 T43.4%4 538 14/09/22

Options exercised during the year ended 31 March 2020

Mot o

Ex BEHA S

Tate of grant ox ;] Lsabile Dt xeroemed

o 0 .
Chns Grigg LTI? aptions 11/06/10 1.073.825 447 11/06/13 11/07/19 543.7%

Payments to past Directors and for loss of office laudited)

As disclesed in the 2019 Directors’ Remuneration Report, Charles Maudsley ceased to be a Director 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 rernained an employee
until 31 July 2019 The treatment of their remuneration arrangements upon leaving the Company was in line with policy and disclosed
m fult on pages 104 and 105 of the 2019 Annual Report. Ouring the year ending 31 March 2020 British Land has therefore made the
fellowing payments in ine with the treatment disclosed-

(1] Charles Maudsley
A payment in lieu of notice far the period from when he left the Cormpany to the end of his netice period, reduced by the value of
remuneration secured with Bridgepeint Advisers Limited during the notice period, totaling £381k

The bonus in respect of the year ending 31 March 2019 which totalled £251k of which one-third was used to purchase shares
which must be held for three years.
The MSP Award failed to vest so had nil value.

(2] Tim Roberts

- Payments comprising salary and car allowance for the period up to 31 July 2017 when Tim ceased to he an employee, totalling
£157,115.

- Apaymentin lieu af notice for the period from when he left the Company to the end of his notice peried, reduced by the value of
paid employment secured with Henry Boot plc during the notice period, totalling £242k
A payment of £13k in lieu of untaken holiday

The bonus in respect of the year ending 31 March 2019 which totalled £251k of which one-third was used to purchase shares
whrch must be held for three years Tim also received a bonus of £28k whilst he worked as a member of the Executive Committee
after leaving the Board.

- The MSP Award failed to vest so had nil value.
Other disclosures

Service contracts
All Executive Directors have rolling service contracts with the Company which have notice perieds of 12 months on either side.

zieal et poricy Nt et not
van 0y Dompany Lo e gevin

Directar Date g aniwite TR i
Chris Grigg B ) o 19/12/08 12months 12 months
Simon Cartar 18/01/18 12 manths 12 months

In accardance with the Code, all continuing Directors stand for election or re-election by the Company’s shareholders on an annual
basis. The Directors’ service contracts are available for inspection during normal business hours at the Company’s registered office
and at the Annual General Meeting. The Company may terminate an Executive Director's appointment with immediate effect without
notice or payment n lieu of notice under certain circumstances, prescribed within the Executive Director's service contract.
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DIRECTORS REMUNERATION REPORT CONTINUED

Executive Directors’ external appointments
Executive Directors may take up one non-executive directorship at another FTSE company, subject to British Land Board approval.

Chris Grigg was appointed a non-executive director of BAE Systems plc on 1 July 2013, During the year to 31 March 2020, Chnis received
a fee of £87,252 (including £7,252 of overseas travel allowances and bepefits deemed to be taxable] from BAE Systemns ple, which he
retained tn full (2019, £92.640).

Relative importance of spend on pay

The graph below shows the amount spent on remuneration of all employees Iincluding Executive Directors) relative to the amount
spent on distributions to shareholders for the years to 31 March 2020 and 31 March 2019. The remuneration of employees decreased
by 11% relative to the prior year. As a result of the 2019 share buyback programme, the total cost of distributions to shareholders
decreased by 16%. Distributions to shareholders include ordinary and, where offered. scrip dvidends. Na scrip alternative was offered
during the year ended 31 March 2020,

Rermuneration of employees Distribution
Et6m mncluding Direclors: to shareholders:

‘ : €420m M Wages and salaries 8 P|0 cash dwdends paid
I

' : ! W Annual Incentves o sharehalders
! ! W
0 100 200 300 400 500 600 # PI0 Lax withholding

W Sccial security costs

2019/20

£74m ) Nor-PID cash dividends paid
® Pension costs to shareholders

paymants

2018/19

' ! 1 t | i
100 200 300 400 200 +00

o-

Total shareholder return and Chief Executive’s remuneration

The graph below shows British Land's total sharehelder return for the 10 years from 1 Aprd 2010 to 31 March 2020 against that of the
FTSE All-Share Real Estate Investment Trusts [REIT) Total Return Index for the same periad. The graph shows how the total return
on a £100 mvestment in the Company made on 1 April 2010 would have changed over the 10-year penod, compared with the tatal
return on a £100 investment in the FTSE Atl-Share REIT Total Return Index. This index has been selected as a suitable comparator
because it1s the index in which British Land s shares are classitied.

The tabte below sets out the total remuneration of Chris Grigg, Chief Executive, over the same period as the Total Shareheolder Return
graph. The quantum of Annual Incentive awards granted each year and long term incentive vesting rates are given as a percentane of
the maximum opportunity avallable

Chirt Executie B AT AN AT TG ZMAE ann1e 281675 ANCT/E Z190% 201y
Chief Executive's single tatal figure of remuneratian @ﬂ@ﬂ} 2,329 95353 4810 5398 6551 3623 1,938 2279 1,603 1,534
Annual Incentive awards against maximum opporturity (%] 83 75 b 0 98 67 a3 63 36 78

Long term incentive awards vesting rate 2gainst maximum
appartunity [%!] n/a 9% 62 98 93 54 15 16 a 0

1 Confirmed outcome
2 Forecasl outcarne
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 Apnil 2010 The Company chose the FTSE All-Share REIT's Sector as an appropriate cormparatar for this graph because
British Land has been a constituent of that index throughout the period

Wa =it

P

,/.\—\
2 P TS [ ] LS
/,/ . e ® - ’**’*——7.-,,.\
'// — - ]
A e .
P ~
~ .

L T : e i [ ]

L &

a1 April A1 Mar:e 37 Mar-n 2 Mook X Marih A Mars - Mo - 3 Mar b 3 Mo 5 Marae RERY IS
207 210 202 2.3 Ml 2015 e sl ;A B o

® The British Land Company PLC @ FTSE All-Share REIT's Sector

130 British Land Annual Report and Accounts 2020



CEO pay ratio

The CEQ pay ratios are set out betow in line with the new regulations In calculating this infarmation 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 certan one off armounts that might have distorted the full
year figure. Pay data has been analysed on a full-time equivalent bass with pay for individuals working part-time increased pro-rata
to the hours worked. It also includes employees on maternity who would be excluded under the Gender Pay methodology The table
below shows that the movement in the median ratio 1s broadly flat since 2018/1% This s due te similar reductions in the CEOQ single
figure and the total pay for the median employee The median ratic 1s constdered to be consistent with the pay and progression
policies within British Land as the remuneration policy for the CEC 15 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 eligible to receive a bonus, and whilst varizble pay represents
a larger proportion of the CEU's package, 1n all cases, there Is a strong link between payouts and the performance of both the
company and the indmvidual The Committee Chair has provided an explanation of the relationship between reward and performance
on page 120

CED 2aviat o PESERL) ESERE ELIETED)
Method ' ' . _ E. _ B
CED single figure {£,000] e 2279 1653 1,634
Upper quartile B B ) N B 231 134 14:1
Median 35 22:1 22:1
Lower quartile B - B o 50:1 331 3_3—1

The salary and total pay for the individuals identified at the Lower quartile. Median and Upper guartile positions in 2019/20 are set out
below Having reviewed the pay levels of these individuals it is felt that these are representative of the structure and quantum of pay
at these points in the distribution of employees’ pay.

PP SEY pay ranm

Upper quartile -
Madian £55,042 £68,949
Lower quartile ' ' ] . EADTAD £46,830

£90,C00 £106,240

Chief Executive’s remuneration compared to remuneration of British Land employees
The table below shows the percentage changes in different elements of the Chief Executive’s remuneration relative to the previous
financial year and the average percentage changes in those elements of remuneration for employees.

Chscans 1 7
Fe s anon dement
Salary |
Taxable benefits
Annual Incentive

1 Change attributable to reduced premiums for private medical insurance. whilst retaining an equivalent level of cover

The Committee reviews, takes advice and seeks information from both its independent adwiser and the Human Resources department
on pay relatively withun the wider market and the Company throughout the year. The CEOQ pay ratio and gender pay ratio help to inform
the Commuttee inits assessment of whether the level and structure of pay within the Company 1s appropriate. The Committes
reviewed and updated the Rernuneration Policy last year and shareholders approved both the Policy and 1ts application at the AGM
with votes in favour of 98% and ?5% respectively. The Committee I1s satisfied with the current Pelicy and feels the opportunity and
alignment are appropnate at the current time
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DIRECTORS REMUNERATION REPORT CONTINUED

Non-Executive Directors’ remuneration (audited]
The table below shows the fees paid to our Non-Executive Directors for the years ended 31 March 2020 and 2019:

20 2120

Lharman 'l\‘llN‘Jii-Ex:{H_L-r!\/E’ Daractors E\rJﬂ.U . £030

Tim Score [Char) ) 95 - - 292 95
Lynn Gladden 7 71 1 T 712
Alsstar Hughes T - i 7
Wiliam Jackson L 105 - - ] 87 105
Nicholas Maépl'lerson - . 7 7 - - 72 71
E’?eﬁem Prebensen 71 ) - - o 76 VAl
Laura Wade-Gery 71 - 0 1 86 72
Rebecca Worthimgton 73 - 1 86 T4
Fosmnr Dicectors whn st‘-vgd desring the yeat o - —"- L } o _7 o
John Gildersleeve ' 118 g5 a7 &4 155 49

1. Taxable benefits include the farmer Chairman’s chauffeur coct and expenses incurred by other Nan-Executve Directers The Company pravides the tax gross up or
these benefits and the figures shown above are the grossed up values

Letters of appointment {audited)
All Non-Executive Directors have a letter of appointment with the Company. The effective dates of appointment are shawn below-
Pirectar _ Eiferuvidaty of appontment
TimScore [Chair) - 19 July 2019 -
Lynp:@il@dden ) 22 Mgﬂrrcth_ém&i
Alastair Hughes 1 January 2018

Wiluam Jackson 11 April 2020

Nicholas Macpherson ] ’ N - ) 19 Decembﬁeﬁr__?_m‘?i } o
Preben Prebensen 7 o ~ | September 2017
Laura Wade-Gery o 13 May 2018

Rebecca Wort-h\ggmn 1 January 2018

All continuing Non-Executive Directors stand for election or re-election on an annual basis. The letters of appointrment are available
for inspection during normal business hours at the Company's registered office and at the AGM.

The appointment of the Chairman or any Non-Executive Directars rnay be terminated immediately without notice if they are not
reappointed by shareholders or 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 either the individual or the Company giving
three months written notice of termination or, for the current Chairman, stx months written notice of terrmination.

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 Cornmittee meetings, are set ovt in the table below:

Do owctar Piasition Ty T S Attehdangs
Wiliam Jackson Chairman o 14 January 2013 o o o AR
Laura Wade-Gery ___ Char ~_ 13May 2015 L ] - 4/4
Lynn Gladden — Member . ®March20t5 I
Preben Prebensen Member 1 September 2017 o B 2

I William Jacksan stepped down from the Cammittee and Laura Wade-Gery was appointed Chair at the conclusion of the 2619 AGM

During the year ended 31 March 2020, Committee meetings were alse part attended by Tim Score and John Gildersleeve [Company
Chairmeni, Chris Grigg (Chief Executivel, Simon Carter (Chief Financial Officer), Bruce James [Head of Secretariatl, Brona McKeown
[General Counsel and Company Secretary), Ann Henshaw (HR Director) and Kelly Barry {Head of Reward] other than for any item
relating to thewr own remuneration. A representative from Korn Ferry also routinely attends Committee meetings
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The Commuittee Chair holds regular meetings with the Chairman, Chief Executive and HR Director to discuss all aspects of
remuneration within British Land. She also meets the Committee’s independent remuneration advisers, Korn Ferry, prior to each
substantive meeting to discuss matters of governance, Remuneration Policy and any concerns they may have.

How the Committee discharged its responsihilities during the year

The Commuttee’s rale and responsibilities have remained unchanged during the year thaving been amended in March 2019 to
incorporate changes to the Code) and are set outin full in its terms of reference which can he 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 Company Charrman; reviewing the Remuneration Policy and
strategy for members of the Executive Committee and other members of executive management, whilst having regard to pay and
ermployment conditions across the Group;

- determining the total individuzl remuneration package of each Executive Director, Executive Committee member and other
members of management;
monitering performance against conditions attached to atl annual and long term incentive awards to Executive Directors, Executive
Cormmittee and other members of management and approving the vesting and payment outcomes of these arrangements; and
selecting, appointing and setting the terms of reference of any independent remuneration consuttants

In addition to the Committee’s key areas of responsibility, during the year ended 31 March 2020, the Committee also considered the
fallowing matters:

reviewing and recormmending to the Board the Remuneration Report to be presented for shareholder approval;
remunearation of the Executive Directors and members of the Executive Committee including achievement of corporate and
individual performance; and pay and Annual Incentive awards below Board-level,
the extent to which performance measures have been met and, where apprepniate, approving the vesting of Annual Incentive and
long term incentive awards,
granting discretionary share awards; reviewing and setting performance measures for Annual Incentive awards;
reviewing the Committee’s terms of reference,
the need for engagement with shareholders and thair representative bodies on remuneration matters This took place at the start
of the year i 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 updates and traiing 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 rernuneration adviser by the Commuttee on 21 March 2017 following a competitive tender
process. Korn Ferry 1s a member of the Remuneration Consultants Group and adheres to that group's Code of Conduct. The
Committee assesses the advice given by 1ts advisers to satisfy itself that it 1s objective and independent. The advisers have private
discussions with the Comimittee Chair at least once a year in accordance with the Code of Conduct. Fees, which are charged on a
time and materials basis, were £124 803 lexcluding VAT) Korn Ferry also provided general remuneration advice to the Company
during the year

Yoting at the Annual General Meeting

The table below shows the voting outcames of the resolutions put to shareholders regarding the Directors’ Remuneraticn Report and
Remuneration Policy (at the AGM in July 2019},

R::,a.‘.iutmn - . o _V_.‘Ji’.‘& (= ot \m:‘:a“aga fut . aé]»?h“w' Total vot 2 L asr Wotes withhe
Directors” Remuneration Report [2019) ) 672923921 74.54  38.861,785 546 711,785,706 1,062,972
Directors’ Remuneration Poucy [2019] 699935009 9830 12,073,238 _1.70 712,008,245 840,435

This Remuneration Report was approved by the Board on 26 May 2020

R S

Laura Wade-Gery
Chair of the Rernuneration Committee
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DIRECTORS’ REPORT AND ADDITIONAL DISCLOSURES

Directors’ Report and additional disclosures

The Directors present thewr Report on the affairs of the Group,
together with the audited financial statements and the report of
the auditor for the year ended 31 March 2020. The Drrectors’
Report also encompasses the entirety of our Corporate
Governance Report frorm pages 90 to 137 and Other Information
section from pages 225 to 227 for the purpose of the Act section
463. The Directors’ Report and Strategic Repaort together
constitute the Management Report for the year ended 31 March
2020 for the purpose of Disclosure and Transparency Rule

4.1 8R Information that 1s relevant to this Report, and which is
incorporated by reference and including information required in
accordance with the UK Companies Act 2006 and ar Listing Rule
7.8 4R, can be {ocated in the following sections:

Septran
infor matsan o Apnual Roport o F_’_-I_r_:i:
Future developments af the Strategic Report 22tn 27
business of the Company -
Risk factars and principal nsks  Strategic Report  781t0 87
Financial instruments — Strateg:c Report 75t 77
risk management objectives
and policies i S
Dividends o T _ Strategic Report 7
Sus_t;_ﬂabm_t)_i governance Strategic Report 43
Greenhouse gas emlsgirt;;f Strategic Report Lé
Viability and gaing concern Strategic Repart 88
statements S R
Governance arrangements _ Goverrance 30 to 102
Ermptoyrment policies and Strategic Report 34 1035
employee involveament - L
Caplrtahgé& Interast Financiat 159 to 169
_Statements

Long term incentive scheﬁrﬁgﬁw Governance 123
Directors waivers of emoluments — Governance 122 and 123
Additional unaudited financial Other  213t0 220
informatian Intarmation

unaudited

Annual General Meeting [AGM}

The 2020 AGM will he held at 9 30am on 29 July 2020 at York
House, 40 Seymour Street, London, WTH 7LX.

A separate circular, comprising a tetter from the Chairman

of the Board, Notice of Meeting and explanatary notes on the
resolutions being proposed, has been circulated to shareholders
and s available on our website www britishland.com/agm.

Articles of Association

The Company's Articles of Association [Articles] may anly

be amended by special resolution at a general meeting of
shareholders Subject to applicable law and the Company's
Articles, the Directars 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 detalls
of the Board Comrmittees of which they are members are set out
on pages 92 16 93 and incorporated into this Report by
reference. Changes to the Directors during the year and up to
the date of this Repurt 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,
alt continuing Directors offer themselves for election or
re-election, as reguired, at the AGM,

Details of the Directors’ interests in the shares of the Company
and any awards granted to the Executive Directors under any of
the Company’s all-employee or executive share schemes are
givenin the Directors’ Remuneration Report on pages 126 to
128 The service agreements of the Executive Directors and the
letters of appaintment of the Nen-Executive Directars are also
summarised in the Directors’ Remuneration Report and are
available for inspection at the Company’s registered office.

The appointment and replacement of Directors 15 governed by
the Company’'s Articles, the Code, the Companies Act 2006 and
any related legistation The Beard may appoint any person to be
a Director so leng as the total number of Directors does nat
exceed the Umit prescribed i1 the Articles. In addition to any
power of removal conferred by the Companies Act 2006, the
Company may by ardinary resolution remove any Director before
the expiry of their period of office.

Directors’interests in contracts and conflicis of interest

No contract existed during the year in relation to the Company's
business in which any Director was materially interested.

The Comnpany's procedures for managing conflicts of interest by
the Directors are set out on page 99. Provisions are also
cantained in the Company's Articles which allow the Directors to
authorise potential conflcts of interest.

Directors’ liability insurance and indemnity

The Company maintamns appropnate Oirectors” and Officers’
liabibity insurance cover in respect of any potential legal action
brought aganst its Directors.

The Company has also indemnified each Director to the extent
permitted by law against any bability incurred in relation to

acts or omissians arising in the ordinary course of thetr duties.
The indemmnity arrangements are qualifying indemnity provisions
under the Companies Act 2004 and were in force throughout
the year



Share capital

The Company has one class of shares, being ardinary shares of
25p each, all of which are fully paid. The nghts and obligations
attached to the Company's shares are set out In the Articles.
There are no restrictions on the transfer of shares except In
relation to Real Estate Investment Trust restrictions.

The Directars 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 authority will apply until the conclusion of
the 2020 AGM or the close of business on 30 September 2020,
whichever is the sooner, At this year's AGM, shareholders will
be asked to renew the authonity to allot relevant securities.

At the 2019 AGM, the Directors were also given power by the
shareholders to make market purchases of ordinary shares
representing up to 10% of its 1ssued capital at that time, being
94,677,337 ordinary shares. This authority witl also expire at the
2020 AGM and 1tis proposed that the renewal of the authonity
will be sought.

In May 2019, the Board decided that in Light of the discount
implied by the Company’s share price, the best use of capital
would be to continue to reinvest sales proceeds into our
portfolio by extension of the share buyback programme. As a
result, duning the year ended 31 March 2020, the Company
repurchased 23,795,110 ordinary shares of 25p each for an
aggregate consideration of £125m. This represents 2.54% of the
issued share capital [excluding shares held in Treasury] at that
date. All shares repurchased during the year were cancelled,

The Company continued to hold 11,266,245 ordmary shares in
treasury during the whale of the year ended 31 March 2020 and
to the date of this Report.

Further details relating to share capital, including movements
during the year, are set cut in Note 20 to the financial
statements on pages 187 to 189,

Rights under an employee share scheme

Employee Benefit Trusts [EBTs] operate in connection with
some of the Campany’s employee share plans. The trustees of
the EBTs may exercise all rights attached to the Company's
ardinary shares in accordance with their fiduciary duties other
than as specifically restricted in the documents which govern
the relevant employee share plan

Waiver of dividends

Blest Limited acts as trustee [Trustee) of the Company's
discretionary Employae Share Trust [EST] The EST holds and,
from time to time, purchases British Land ordinary shares in the
rmarket, for the benefit of employees, including to satisfy
outstanding awards under the Company’s vanous executive
employee share plans. A dividend wawver 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 9 are published on 2 Regulatory
tnformation Service and made available on the Investors sechion
of cur website.

As at 31 March 2020, the Company had been notified of the
following interests inits ordinary shares in accordance
with DTR 5. The information provided i1s correct at the date
of nobification.

bt ests in Percnntayn
ard-niy i 3
o sl
BlackRock, Inc. B 92,240,338
Invesco Ltd. 45,871,686
Norges Bank 48,604,089 501
@\C Private Limited 37708560 4.07
APG Asset Management NV 37,197 666 401

Since the year end, and up to 22 May 2020, the Company had
been notified of the following interests 1n its ordinary shares in
accardance with DTR 5. The information provided 1s correct at
the date of notification:

ordiitaty
shaias deoniowed

BlackRock, Inc ~ S2490,473
APG Asset Maragement N.V. 48,072,042
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DIRECTORS REPORT AND ADDITIONAL DISCLOSURES CONTINUED

Change of control

The Group’s unsecured borrowing arrangements include
provisions that may enable each of the lenders or bondholders
to request repayment or have a put at par within a certain period
following a change of control of the Company. In the case of the
Sterling bond this arises If the change of control also resulis in
a rating downgrade to below investment grade. In the case of
the convertible bond there may also be an adjustment to the
conversion price applicable for a imited period 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 or employment that occurs specifically because
of a takeover, merger cr amalgamation with the exception of
provisions in the Company’s share plans which could resultin
options and awards vesting or becoming exercisable on a change
of control. All appointment letters for Non-Executive Directars
will, as they are renewed, contain a provision that allows
payment of their notice period in certain imited circumstances,
such as corporate transactions, where the Company has
terminated ther appoimtment with immediate effect.

Payments policy

We recogmise the impartance 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. com/about-us/suppliers.

Events aftar the balance sheet date

Details of subsequent events, if any, can be found in Note 26 on
page 192.

Potiticat donations

The Company made no political donations during the year
(2019: nit).

Inclusive culture

British tand employees are committed to prometing an inclusive,
positive and collaborative culture. We treat everyone egually
irrespective of age, sex, sexual orientation, race, colour, nationality,
ethnic origin, religian, religious or other philosophical belief,
disability, gender identity, gender reassignment, mantal or civil
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 contractors because of any
protected charactenstic This applies to all opportunities provided
by the Company including, but not imited to, job applications,
recruitment and interviews, training and development, role
enrichment, conditions of work, salary and performance review’.
The Campany ensures that our policies are accessible to all
ernployees, rnaking reasonable adjustment when required.

Through its policies and rmore specifically the Equal Opportunities,
Disabled Workers and Recruitment policies, the Company
ensures that entry into, and progression within, the Company 1s
hased solely on personal ability and competence to meet set job
criteria, Should an employee, warker or contractor become
disabled in the course of their employment/engagement,
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the Cornpany atms to ensure that reasonable steps are taken to
accornmodate their disabitity 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 Commurty Investment
Compttee approves all expenditure from our Comimunity
Investrnent Fund

In addition, the Company also supports fundraising and payroll
giving for causes that matter to staff. The suppert provided for
the year ended 31 March 2020 includes:

50% uplift of British Land staff payroll giving contributions
[capped at £5,000 per person and £50,000 per annum for the
whaole arganisation), and

A staff matched funding pledge, matching meney raised far
charity by British Land staff up to £500 per person per year.

Our community investrnent 1s guided by our Local Charter,
working with local partners to make a lasting positive difference:

connecting with local communtties

supperting educational imtiatives for local people
supporting local training and jobs

supporting local businesses

contributing to local people’s wellbeing and enjoyment

Throtugh otr community iInvestment and Local Charter activity,
we connect with communities where we operate, make positive
laral contrihutions, help peaple fulfil their potential, help
businesses grow, and promote wellbeing and enjoyment. This
all supports our strategy to create Places People Prefer

Auditor and disclosure of information

Each of the Directors at the date of approval of this Keport
confirms that:

so far as the Director s 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 should have
taken to make himsetf/herself aware of any relevant audit
information and to establish that the Company's auditer was
aware of that information

PwC has indicated its wallingness 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 its behalf by:

Kt

Brona McKeown
General Counsel and Company Secretary

The British Land Company PLC
Company Number: 621920




DIRECTORS' RESPONSIBILITIES STATEMENT

The Directors are respensible for preparing the Annual Repaort
and the financial staternents in accordance with applicable law
and requlation

Company law requires the Directors te prepare financial
statements for each financial year. Under that law the Directors
have prepared the Group financial statements in accordance
with International Financial Reporting Standards (IFRSs) as
adopted by the European Union and the parent Company
financial statements in accordance with United Kingdom
Generally Accepted Accounting Practice [United Kingdom
Accounting Standards, comprising FRS 107 "Reduced
Disclosure Framework”, and applicable law]

Under company law the Directors must not approve the financial
statements unless they are satishied that they give a true and
fair view of the state of affairs of the Group and Company and

of the profit or loss of the Group and Company for that penod

In preparing the financial statements, the Directors are

reguired to

select suitable accounting policies and then apply

thern consistently

state whether applicable IFRSs as adopted by the Eurepean
Union have been tollowed for the Group financial statements
and United Kingdorn Accounting Standards, comprising FRS
101, have been followed for the parent Company financial
statermnents, subject to any matenial departures disclosed
and explained in the financial statements

make Judgements and accounting estimates that are
reasanable and prudent

prepare the financial statements on the going concern basis
unless 1t is Inappropriate to presume that the Group and
Company will continue In business

The Directors are responsible for keeping adequate accounting
records that are sufficient to show and explain the Group and
Company's transactions and disclose with reasonable accuracy
at any time the frnancial position of the Group and Company

and enable themn to ensure that the financial statements and the
Oirectors’ Remuneration Report comply with the Companies Act
2006 and, as regards the Group financial statements, Article 4 of
the |AS Regulation.

The Directors are also responsible for safeguarding the assets of
the Group and Company and hence for taking reascnable steps
for the prevention and detection of fraud and other irreqularities.

The Directors are responstble for the maintenance and integnity
of the Company’s website. Legislation in the United Kingdom
governing the preparation and dissermination of finanaial
statements may differ from legislation in other jurisdictions.

The Directors consider that the Annual Report and Accounts,
taken as a whole, 1s fair, balanced and understandable and
provides the information necessary for sharehalders to assess
the Group and the Company's position and performance,
business model and strategy.

Each of the Directors, whose names and functions are tisted 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 Kingdorm Generally Accepted
Accounting Practice [United Kingdom Accounting Standards,
comprising FRS 107 "Reduced Gisclosure Framework”, and
applicable lawl], give a true and fair view of the assets,
Liabilities, financiat position and profit or loss of the Company
the Group financial statements, which have been prepared in
accordance with IFRSs as adeopted by the Eurcpean Union,
give a true and fair view of the assets, tiabilities, 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 arder of the Board.

CFEER %)

Simon Carter

Chief Financial Ofhicer
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 cur opinion:

» The British Land Company PLC's Group financial statements and Company financial staterments (the “financial staterments”) give
a true and fair view of the state of the Group’s and of the Company’s affairs as at 31 March 2020 and of the Group’s loss and cash
flows for the year then ended,

+ the Group hinancial statements have been properly prepared in accordance with International Financial Reporting Standards
(IFRSs) as adopted by the European Union;

« the Company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice (United Kingdom Accounting Standards, comprising FRS 101 "Reduced Disclosure Framework”, and
applicable law), and

+ the financial statements have been prepared In accordance with the requirements of the Companies Act 2006 and, as regards the
Group financial statements, Article 4 of the 1AS Regulation.

We have audited the financial statements, included within the Annual Report and Accounts 2020 {the "Annual Repert’), which
comprise: the Consalidated and Company balance sheets as at 31 March 2020; the Consolidated income statement and the
Consolidated statement of comprehensive income, the Consolidated staterment of cash flows, and the Consolidated and Company
statements of changes in eguity for the year then ended, and the notes to the financial staterments, which include a description of
the significant accounting policies.

Our opinion Is consistent with our reporting to the Audit Committee.

Basis for opirion

We conducted our audit in accordance with International Standards on Auditing (UK) [71SAs [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 is sufficient and appropriate te provide a basis for our opinion

We remained independent of the Group in accordance with the ethical requirements that are relevant to cur audit of the financial
staternents in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, and we have fulfilled
cur other ethical responsibilities In accordance with these requirements.

To the best of our knowledge and belief, we declare that non-audit services prohibited by the FRC’s Ethical Standard were not
provided te the Group or the Company.

Other than those disctosed in Note 5 to the financial statements, we have provided no non-audit services to the Group or the Company
in the period from 1 April 2019 to 31 March 2020

Our audit approach

« Overall Group matenality: £113.0 million (2019 £122.6 mullion), based on 1% of total assets.

» Specific Group materality: £15.9 million (2019 £16.9 mitlion], which represents 5% of underlying
pre-tax profits

» Overall Company materiality: £101 7 rmillion {2019: £110.4 million], based on 1% of total assets.

« We talored the scope of our audit to ensure that we performed encugh work to be able to give an
opinton on the financial statements as a whole, The Group financial statements are prepared on a
consolidated basis, and the audit team carres out an audit over the consolidated Group balances in
support of the Group audit opinion, The following joint ventures are also audited to Group materiality:
Broadgate and Meadowhall.

« Valuation of investment and development properties, either hetd directly or within joint ventures [Group)
« Revenue recognition (Group).

+ Taxation (Group).

+ Covid-19 [Group)
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As part of designing our audit, we deterrmined materiality and assessed the risks of material misstaternent in the financial
staternents In particular, we looked at where the directors made subjective judgements, for example In respect of significant
accounting estimates that involved making assumptions and considermg future events that are inherently uncertain

Based on our understanding of the Group and industry, we identified that the principal risks of non-comphance 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 requlatory principles, such as those governed by the Financial Conduct Authonty, and we considered the

extent to which non-caompliance might have a material effect on the financial statements of the Group and Company We also
considered those laws and regulations that have a direct impact on the preparation of the financial statements such as the

Companies Act 2006 and the Listing Rules. We evaluated management’s incentives and opportunities far fraudulent manipulation of

the financial statements (including the risk of override of controls), and determined that the principal rnisks were related to posting

inappropriate journal entries to increase revenue or reduce expenditure, and management bias in accounting estimates and

judgemental areas of the financial statements such as the valuation of investrment properties. Audit procedures performed by the

Group engagement team included-

+ Discussions with management and internal audit, including consideration of known or suspected instances of non-compliance

with laws and regulations and fraud, and review of the reports made by management and internal audit;

+ Understanding of management’s internal controls designed to prevent and detect irregularities, risk-based monitoring of
customer processes;

+ Assessment of matters reported on the Group's whistleblowing helpline and the results of management’s investigation of
such matters;

+ Reviewing the Group's Uitigation reqister 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 involverment of our tax specialists in the audit;

+ Designing audit procedures to incorporate unpredictability around the nature, timing or extent of our testing of expenses;

« Testing transactions entered into outside of the normal course of the Group's and Company's business;

= Procedures relating to the valuation of investment and development properties, either held directly or within joint ventures,
described in the related key audit matter below; and

» Identifying 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 Imitations in the audit procedures described above and the further removed non-compliance with laws and

regulations 1s from the events and transactions reflected in the financizl statements, the less likely we would become aware of it

Also, the risk of not detecting a materiat misstatement due to fraud 1s higher than the risk of not detecting ene resulting from error,

as fraud may involve deliberate concealment by, for example, fergery or intenticnal misrepresentations, or through collusion.

Key audit ratters are those matters that, in the auditors’ professional judgement, were of mest significance in the audit of the

financial statements of the current period and include the most significant assessed risks of materal misstatement (whether or not
due to fraud) identified by the auditors, including those which had the greatest effect on: the overall audit strategy; the allocation of
resources in the audit; and directing the efforts of the engagement team. These matters, and any comments we make on the resulis

of our procedures thereon, were addressed in the context of our audit of the financial staterments as a whole, and in forming our
opinion thereon, and we do not provide a separate opinion on these matters. This 1s not a complete st of all nsks identified by
our audit.
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FINANCIAL STATEMENTS CONTINUED

Independent auditors’ report to the members
of The British Land Company PLC continued

Key audit matter
Valuation of investment and development properties,
either held directly or through joint ventures (Group}

Refer to page 108 [Repart of the Audit Cammittee), pages 165
ta 174 [Notes to the financial statements - Note 10 Property
and Note 11 Joint ventures and funds} and page 153 [Notes
ta the financial staternents - Note 1 Basis of preparation,

significant accounting policies and accounting judgements].

The Group owns either directly or through |oint ventures and
funds a portfolio of property consisting of office and
residential real estate in Central London, retaill and leisure
properties across the UK, and developments including the
Canada Walter site in East London. The total property
portfatio valuation for the Group was £8,106 milbion 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
Royal Institute of Chartered Surveyors ["RICS”] Valuation -
Professianal Standards and the requirements of
International Accounting Standard 40 “Investment Property’

The valuers have included a rmaterial valuation uncertainty
clause in their valuation reports as at 31 March 2020, This
clause hughlights that less certainty, and consequantly a
higher degree of caution, should be attached to the valuation
as a result of the COVID-19 pandemic. This represents a
significant estimation uncertainty in relation to the valuation
of Investrment properties,

In determining the valuation af 3 property, the valuers take
into account property-specific information such as the
current tenancy agreements and rentat income They apply
assumptions for yields and estimated market rent, which
are influenced by prevailing market yields and comparable
market transactions, to arrive at the final valuation For
developments, the residual appraisal method 1s used, by
estimating the fair value of the completed project using a
capitalisation methad less estimated costs to completian
and a risk premium

The valuation of the Group’s property portfolio was identified
as a key audit matter given the valuation 1s imherently
subjective due to, among ather factors, the individual nature
of each property, its location and the expected future rental
strearns 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 subjectivity
tar the year ended 31 March 2020. The significance of the
estimates and judgements involved, coupled with the fact
that only a small percentage difference in individual
property valuations, when aggregated, could resultin a
material misstaterment, warranted specific audit focus in
this area.
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How our audit addressed the Key audit matter

Gven the inherent subjectivity involved in the valuation of the property
partfolio, 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

Materal valuation uncertainty due to COVID-19?

We considered the adequacy of the disclosures made in Note 1
[Basis of preparation, stignificant accounting policies and accounting
judgements) and Note 10 {Propertyl to the hinancial statements.
These notes explain that the valuers reported on the basis of a
matenal valuation uncertainty and conseguently that less certainty
and a tigher degree of caution should be attached to the valuations
as at 31 March 2020 We discussed this clause with management and
abtaned sufficient appropriate audit evidence to dermonstrate that
managemsant’s assessment of the suitability of the inclusian of the
valuation in the consolidated statement of financial position and
disclosures made in the financial staterments are appropriate

Assessing the valuers experiise and objectinly

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
nave imposed scope limitations upoen their work. We also considered
fees and other contractual arrangements that might exist between
the Group and the valuers. We found no evidence to suggest that the
objectivity of the valuers was comprom.sed.

Assumptions and estimates used by ihe valuers

We read the valuation regorts for all the properties and confirmed
that the valuaticn approach for each was in accardance with RICS
standards. We obtained details of each property held by the Group
and set an expected range for yield and capital value mavement,
determired by reference to published benchrmarks and using our
experience and knowledge of the market. We compared the
investment yields used by the valuers wath the range of expected
yields and the year on year capital movement to our expected range.
We also considered the reasonableness of other assumptions that
were not so readily comparatile with published benchmarks, such as
estimated rental value

We spoke with each of the valuers to discuss and chaltenge their
approach to the valuations, particularly in ight of COVID-19, the key
assurmptions and their rationale behind the more significant valuation
movements during the year. Where assumptions were outside the
expected range or showed unexpected movements based an our
knowledge, we undertook further investigations, held further
discussians with the valuers and obitained evidence to support
explanations received. The valuation commentares provided by the
valuers and supparting evidence, enabled us to consider the property
specific facters that may have had an impact on value, including
recent cornparable transactions where appropriate. We observed that
alternative assumptions had been considered and evaluated by
management and the valuers, betore determining the final valuation
We cancluded that the assumptions used in the valuations were
supportable in light of availabte and comparable markat evidence.



Key audit matter
VYatuation of investment and development properties,

etther held directly or through joint ventures [(Grougpl
[continuead]

Revenue recognition [Group!

Refer to page 108 [Report of the Audit Comrnitteel, page 197
[Nates to the financial staternents - Note 3 Revenue and
costs) and page 194 [Notes to the fimancial staternents -
Note 1 dasis of preparation, sigmficant accounfing policies
and accounting judgements]

Revenue far the Group consists primarily of rental income
Rental income Is based on tenancy agreements where there
1s & standard process in place for recordirg revenue, which
is system generated.

There are certain transactions within revende that warrant
addiional audit focus because of anincreased inherent risk
of error due to their non-standard nature.

These include spreading of tenant incentives, guaranteed
rent increases and rental concessions given to tenants as a
result of COVID-1%. These balances require adjustrnants
made to rental incorre to ensure revenue I1s recorded an a
straight-line basis aver the coursa of the lease

How our audit addressed the key audit matter

information and sianding dala

We perfarmea testing on tne standing data ir the Group’s iInfarmation
systerrs concerning the valuation process. We carried out procedures,
on a samrple basis, to sat sfy ourselves of the accuracy of the property
in‘formation sapplied to the valuers by maragement. For developments,
we confirrrad that the supporting infarmation for construchion
cantracts and buagets, whnicn was supplied to the valuers, was also
consistent with the Group's recoros for example by inspectirg
criginal canstruction contracts For developments, capitalised
expenditure was tested cn a sarmp.e basis to .nvoices, and oudgeted
costs to complete compared with supporting eviderce. We agreed the
ameunis per the valuation reports te the accounting recards which
we then agreed to the financial statements.

Overall iindings

We concluded that the assumptions used In the valuations by the
valuers were supportable in light cf the evidence obtained and the
disclosures in relat-on to the material valuation uncertainty within the
financia. statements are sufficient and appropriate to highlight the
increased estimation uncerta-nty as a result of COV-0-19.

We carried out tests of controls over the cash and accounts
recevable processes and the related information technology systems
to obtaim evidence that postings to these accounts were rel.able.

We performed substantive testing procedures to ensure the
recording of ali revenue streams Is accurate.

For rental incame balances, we tested a sample of balances to
supporting lease agreements, recalculated amounts due and traced
receipts to bank or accounts receivables balances and ensured that
rental iIncome has been appropriately recorded within the correct
period. We performed sample testing over the lease data recorded in
the property management system to supporting lease agreements, to
ensure revenue transactions were camplete.

We tested a sample of lease agreements used 1o calculate lease
incentives back to supporting documantation ard assessed that the
calculat-on of adjustments to be made to rental income to recard
revenie on a straight-line basis over the course of the lease has been
calculated correctly.

We used substantive testing procedures to ensure that a sample of
rental concessions offered to tenants had been correctly accounted
for w:thin the requirements of IFRS 146 - Leases.

We assessed the recoveratnlity of trade and lease incentwve
recesvables by evaluating the financial viability of the major tenant
balances and ensured provisions made are accounted for within the
requirements of IFRS ¢ - Financial Instruments,

For balances not included within rental incorne, such as service
charge mcome, we performed substantive testing on a sample basis
and assessed whether the revenue recognition policies adoptad for
each revenue stream complied with [FRS 15 Revenue as adepted by
the European Union.

Noissues were identified in aur 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 [Report af the Audit Commuttee], pages 160
and 191 [Netes to the financial staternents - Note 7 Taxation
and Note 24 Cantingent Labilities! and page 154 [Notes to
the financial staternents - Note 1 Basis of preparation,
significant accounting policies and accounting judgements).

The Group’s status as a REIT underpins its business model
and sharehalder returns For this reason, it warrants
special audit focus.

The abligations of the REIT regime include requirements to
camply with balance of business, dividend and income cover
tests The Broadgate joint venture Is also structured as a
REIT and as such, REIT comptiance is atsa of relevance for
this yoint venture in addition to the overall Group.

Tax provisions are In place to account for the risk of
challenge of certain of the Group’s tax provisions Given the
subjective nature aof these provisions, additional audit focus
was placed on tax provisions.

COviD-19

Refer to pages B1-88 [Strategic Report - Principal risks and
the Viability statement), page 108 (Repart of the Audit
Comrnitteel and pages 152 to 153 [Notes to the inancial
statements - Note 1 Basis of preparation, significant
accounting pelicies and accounting Judgermnents)

The outbreak of the novel coronavirus (known as COVID 19]
In many countries is rapidly evolving and the secio-economic
impact 1s unprecedented It has been daclared as a global
pandermic and I1s having a major impact on economies and
financial markets. The efficacy of government measures will
rmaterally influence the length of economic disruptian, but it
15 probable there will be a recession in the United Kingdom,

in order 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
position of the Group for the next 12 months and aver the
next five years

The analysis and related assumptions have been used by
management In its assessment of the level of provisions
required against several balance sheet iterns, as well as
underpinning the Group's going concern and viability analysis.

The most significant impact to the financial staternens has
been n relation to the valuation of iInvestrment and
development properties. Impairment provisions have been
recorded In respect of trade and lease recevables. These
are described in the respective key audit matters above.
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How our audit addressed the key audit matter
We confirmed our understanding of managernent’s appreach to
ensuring compliance with the REIT reqime rules and we involved our

internal taxation specialists to venfy the accuracy of the application of
the rules.

We obtained management’s calculations and supporting
documentation, verified the inputs to their calculations and re-
performed the Group's and Broadgate's annual REIT compliance
tests, We considered the adeguacy of the contingent tax Latility
disclosure in the notes to the financial statements of the potential tax
impact of the temporary suspension of the Property Income Dividend
payment as a resutt of COVI9-19

We used our knowtedge of tax circumstances and, by reading
relevant carrespondence between the Group and Her Majesty’s
Revenue & Custams and the Group's external tax advisors, we are
satisfied that the assumptions and jJudgements used by the Group In
determining the tax provisions are reascnable.

No maternial 1ssues were identified as a result of our testing.

We evaluated the Graup’s updated risk assessment and analysis
and considered whether it addresses the relevant threats posed by
COVID-19. We also evaluated management's assessment and
corrobarated endence of the operaticnat impacts, cons:deriag thair
cansistency with other available information and our understanding
of the business.

Our conclusions relating te going concern and other information are
set out In the ‘Going Cancern’ and "Reparting on cther infarmation’
scctians of our report, respectivety, below.

Qur procedures in respect of the valuation of investment and
development properties and provisions recorded in relation to

trade and lease receivables are set out In the respective key audit
matters above

We assessed the disclosures presentad in the Annual Report in
relation to COVID-19 by reading the otherinformation, inctuding the
Principal risks and Viability statement set out 1n the Strategic Repaort,
and assessing its consistency with the financal statements and the
evidence we obtained in our audit. We considered the
appropriateness of the disclosures around the increased uncertainty
on Its accaunting estimates and constder these to be adequate

In respect of going concern, we assessed the Directors going
concern analysis in lght of COVID-19 and obtained evidence to
suppart the key assumptions used in preparing the going concern
model, including assessing covenant headraom within the base

and downside case scenarios, We challenged the key assumptions
and the reasonableness of the mitigating actions used i preparing
the analysis,

We obtained evidence to support the loan refinanced post the year
end that was classified as a current Liability at the balance sheet date,

In conjunchion with the abave, we have reviewed management’s
analysis of Liguidity and recalculated loan covenant campliance to
satisfy ourselves that no breaches are anficipated over the going
concern period of assessment



Key audit matter How our audit addressed the key audit matier

COVID-19 [continued] We cansidered whether changes to working practices brought about
by Covia-1% had an agverse impact on the 2ffectiveness of
management's business process and IT controls. Qur planned tests
of cortrols did ratidentity any evidence of maternal detenaration in
the cant-ol enviranmen®

Management's analys's includes base ard downside case
scerarios and a robust anzlysis of plarred mitigating
actions. Ar the balance sheet date, the Group has access to
cask and undrawn loar facilites of £1 3 £ llismand post the
y=2ar end, tne Group has refinanced cne of the two loans
presented 1n nat current Uahilities as at 31 March 2020

In makirg tneir assessment management took nto account
the covenant headroom on the Group's drawn unsecured
loar facilines. After considering all of these faztars,
maragarment have concluded that prepanng the financial
statements on a going corcern basis remairs apprapriate.
No rratzrial uncertainty in relation to going cancern exisis.
Management have described 1ts assessment of viability on
pages 88 of the Arnual Report.

We tailored the scope of our audit to ensure that we performed enough work to be able to give an opinion on the financiat statements
as a whole, taking into account the structure of the Group and the Cempany, the accounting processes and controls, and the industry
in which they operate

The scope of our audit was influenced by our applicaticn of materality We set certain guantitative thresholds for materiality.
These, together with qualitative considerations, helped us to deterrmine the scope of our audit and the nature, iming and extent of
our audit procedures on the individual tinancial statement line items and disclosures and i evaluating the effect of misstatements,
both individually and 1in aggregate on the financiat statements as a whole

Based on our professional jJudgerment, we determined materiality for the financial staternents as a whole as follows:

Group financial statements Company financial statements

Overall materiality £1130 mellan (2019 £122 & millon) E101 7 mullion (2019 £170.4 m-Llion).

How we determined it 1% of total assets. 1% of retal assets

Rationate for benchmark applied A xey deterrminant of the Group's value 1s The Company's main activity 1s the holding
property mvestrnents Due to this, the key of iInvestments i subsidiaries Given this,
area of focus in the audit 1s the valuation of and conststent with the priar year, we set
investment and development properties, an overall Company materiality level
either held directly or through joint based an total assets. For purposes of the
ventures, On this basis, and consistent with Group audit, we capped the overall
the prior year, we set an overall Group materiality for the Company to be 90% of
matenality level based on total assets the Group overall materiality.

In addition, we set a specific materiality level of £15 9 mitlion 2019 £16.9 million] for items within underlying pre-tax profit.

This equates to 5% 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 i1s a secondary financial indicator of the Group [Refer to Note 2 of the financ:al statements pages 1524
ta 157 where the term is defined in full).

For each component in the scope of our group audit, we allocated a materiality that is less than cur overall group matenality
Certain components were audited to a local statutory audit materiality that was also less than our overall group materiality

We agreed with the Audit Committee that we would report to them misstatements rdentified during our audit above £5.6 million
[Group audit) (2019: £6.1 million) and £5 0 million [Company audit) (2019. £5.5 millon] as well as misstatements below those amounts
that, in our view, warranted reporting for qualitative reasons.

In addition we agreed with the Audit Committee we would report to them misstatements identified during cur Group audit above
£1.0 milion [2019: £1 0 mullion] for rmisstatements 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 1SAs {UK] we report as follows:
Reporting ebligaticn

We are required to report if we have anything materral to add or
draw attention ta in respect of the directors’ statement in the
financial statements about whether the directors censidered it
appropriate to adopt the gaing cancern basis of accounting in
preparing the financial statements and the directors’ identification
of any material uncertainties to the Group's and the Company's
ability to continue as a going concern over a period of at least

twelve months from the date of approval of the financial statements.

We are required to report if the directors’ statement relating to
Going Concern in accordance with Listing Rule 9.8.6R[3)1s
materially inconsistent with our knowledge obtained in the audit.

Reporting on ather information

Dutcome

We have nothing materiat to add or to draw attention to.

However, because not all future events or conditions can be
predicted, this statement 1s not a guarantee as ta the Group's and
Company's ability to continue as a going concern

We have nothing to report.

The other information comprises all of the information in the Annual Report other than the financial statements and aur auditors’
repert thereon. The directors are responsible for the ather information Our opinion on the financial statements does not cover the
other information and, accordingly, we do not express an audit opinion or, except to the extent otherwise explicitly stated in this

report, any form of assurance thereon.

In cannection with our audit of the financial staterments, our responsibility 1s to read the other information and, in doing so, consider
whether the other information 1s materially inconsistent with the financial statements or our knowledge obtained in the audit, or
otherwise appears to be materially misstated. If we identify an apparent material inconsistency or material misstatement, we are
required to perforrm procedures to conclude whether there 1s 2 material rmisstaternent of the financial statements or a matenal
misstatement of the other information. If, based on the work we have performed, we conclude that there 1s a maternial misstatement
of this other information, we are required to report that fact. We have nothing to report based on these responsibilities

With respect to the Strategic Report, Directors’ Report and Additional Disclosures and Cerporate Governance Statement, we also
considered whether the disclosures reguired by the UK Companies Act 2006 have been included.

Based on the responsibilities described above and our wark undertaken in the course of the audit, the Companies Act 2006 |CAGS],
1SAs (UK] and the Listing Rules of the Financial Conduct Authority [FCA] require us alsa to report certain opimens and matters as

described below [required by ISAs (UK] unless otherwise stated].
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Strategic Report and Directors’ Report and Additional Disclosures

In our opimion, based on the work yndertaken in the course of the audit, the information given in the Strategic Report and
Directors’ Repart and Additional Disclosures for the year ended 31 March 2020 1s consistent with the financial statements and has
been prepared in accordance with applicatle legal requirements. [CAO6)

In Uight of the knowiedge and understanding of the Group and Company and thei environment obtained in the course of the audit,
we did not identify any material misstatements in the Strategic Report and Directars’ Report and Additional Disclosures. {CAJS/

Corporate Governance Statement

In our opinion, based on the work undertaken 10 the course of the audit, the information given in the Corporate Governance
Staternent [page 90) about internal controls and risk management systems in relation to financial reporting processes and about
share capital structures in compliance with rules 7 2 5 and 7.2.6 of the Disclesure 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. {CA0S/

In ight of the knowledge and understanding of the Group and Company and their environment obtained in the course of the audit,
we did not identfy any matenal misstatements in this information. [CAGS)

In our opinion, based on the work undertaken in the course of the audit, the information given in the Corporate Governance
Staternent (30-91] with respect to the Company's corporate governance code and practices and aboul its administrative,
management and supervisory bodies and their committees camplies with rutes 7.2.72, 7.2 3 and 7 2.7 of the DTR. {C4A0¢/

We have nothing to report anising from our responsibility to report if a corporate gavernance statement has not been prepared by
the Company (CA08/

The directors’ assessment of the prospects of the Group and of the principal risks that would threaten the solvency or
liquidity of the Group

We have nothing material to add or draw attention to regarding:

= The directors’ canfirration on pages 80-81 of the Annuat Report that they have carried out a robust assessment of the principal
risks facing the Group, including those that would threaten its business madel, future performance, solvency or liguichty.

¢ The disclesures in the Annual Repaort that describe those risks and explain how they are being managed or mitigated.

« The directors’ explanation on page 88 of the Annual Report as to how they have assessed the prospects of the Group, aver what
period they have done so and why they consider that period to be appropriate, and their statement as to whether they have a
reasonable expectation that the Group will be able to continue in operation and meet its babiliies as they fall due over the
period of their assessment, including any related disclosures drawing attention to any necessary qualifications ar assumptions

We have nothing to report having perfermed a review of the directors’ statement that they have carried out a robust assessment of
the principal nsks facing the Group and statement in relation to the longer-term viahility of the Group Our review was substantially
tess In scope than an audit and only consisted of making inquiries and considering the directors’ process supporting their
statements; checking that the statements are in alignment with the relevant provisions of the UK Carporate Governance Code [the
"Code”]; and considering whether the statements are consistent with the knowledge and understanding of the Group and
Company and their environment obtained in the course of the audit. {Ltsting Rules/

Other Code Provisions

We have nothing to repert in respect of our respansibiiity to report when:

» The statement given by the directors, on page 137, that they consider the Annual Report taken as a whole to be fair, balanced
and understandable, and provides the information necessary for the members to assess the Group's and Company’s position
and performance, business model and strategy 1s materially inconsistent with cur knowledge of the Group and Company
obtained in the course of perfarming our audit

» The section of the Annual Report on page 108 describing the work of the Audit Commuttee 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 disciose a departure from a
relevant provision of the Code specified, under the Listing Rules, for review by the auditors.

Directors” Remuneratian

In our opinion, the part of the Directors” Remuneration Report to be audited has been properly prepared in accordance with the
Companies Act 2006, [CADé]
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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 explamed more fully in the Directors’ Responsibibties Staterment set out on page 137, the directors are responsible for the
preparation of the financial statements in accordance with the applicable framework and for being satishied that they give a true and
fair view. The directors are also responsible for such internal control as they determine Is necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the directors are responsible for assessing the Group's and the Company's ability to continue
as a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of accounting
unless the directors either intend to lquidate the Group or the Company or to cease operations, or have no realistic alternative but
to do so.

Our objectives are to obtain reasanable assurance about whether the financial statements as & whole are free fram material
rmisstatermnent, whether due to fraud or error, and to1ssue an auditors’ report that includes cur opinion. Reasonable assurance
15 a high level of assurance. but 1s not a guarantee that an audit conducted in accordance with 1SAs [UK] will always detect a
material mrsstatement when it exists. Misstatements can arise from fraud or error and are considered matenial +f, 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.

A further description of cur respansibilities for the audit of the financial statements 1s located on the FRC's website at:
www . frc.org uk/auditorsresponsibilities This descrniptton forms part of our auditors’ report

This report, including 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 opiniens, accept or assume
responsibility for any other purpose or to any other person to whom this report 1s shown or into whose hands 1t may come save
where expressly agreed by our prior consent in wnting.

Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are required to report to you if i our opinion:

« we have not received all the information and explanations we require for our audit; or

» adequate accounting recerds have not been kept by the Company, or returns adequate for our audit have not been received from
branches not visited by us; or

» certain disclosures of directors’ rermuneration specified by law are not made; or

» the Cornpany financial statements and the part of the Directors’ Remuneration Report to be audited are not in agreament with
the accounting records and returns.

We have no exceptions to report arising from this responssbilrty.

Appointment

Following the recornmendation of the audit committee, we were appointed by the members on 18 July 2014 to audit the financial
statements for the year ended 31 March 2015 and subsequent financial periads. The period of total uninterrupted engagement is
& years, covering the years ended 31 March 2015 to 31 March 2020.

Sandra Dowling [Senior Statutory Auditor)

for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
Londen

26 May 2020
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Consolidated income statement

For the year ended 31 March 2020

R €in Lo
Revenue 2 " 87 &3 554
Costs 2 {7G) {218] [14°] (258, [339]
i 3 17 395 413 52 505
Jointventures and funds (see aiso below] 11 [304] {227] 86 (77 7
Administrative expenses - 731 ‘30 - (BOJ
Vaiuat.on movament 4 - (1,105} £1,105] - 620 (620
2rofit loss| cn d sposal of .nvestment properties
and investments - 1 1 - (18] {1l
Net financing costs
financ ng incame & 1 - 1 - - -
financing charges & {67 {41 [108] (67) (£6) (113
(54) {41] {107) (67 [46) (113
Profit (loss) on ordinary activities before taxation 318 (3,434] [1,114) 352 i671] [319)
Taxation 7 - 2 2 - (1] l
Loss for the year after taxation {1,114} B [320]
Attributabie to non-controliing interests 12 {99 (87] 2 A (29]
Attributable to shareholders of the Company 366 (1,333 {1,027) 340 {631] [291]
Earnmings per share:
basic 7 [110.0}p [30.0ip
diluted ? [110.0]p [30 0)p
All results derve from continuing operations.
e -
Tutal EREE tal
Nt im Frer t b
Resulls of joint ventures and funds accounted T T
for using the equity method
Underlying Profit 79 - 7% 86 - Bb
Valuation movement 4 - (284} 1284] - (63 (63
Capita! financing costs ~ 122} i22} - 211 (211
Profit on disposal of investrnent properties,
trading properties and mmyvestments - - - - 3 3
Taxation - - - - 2 2
1 79 (304! (227} 84 {79 7

1 Sesdehinition in Note 2
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of comprehensive income

For the year ended 31 March 2020

2070 237
Loss for the year after taxation (1,114) {3201
Other comprehensive income:
Items that will not be reclassified subsequently to profit or loss:
Valuation moverments on owner-occupied properties 1 3
1 3
Items that may be reclassified subsequently to profit or loss:
Gains {losses| on cash flow hedges
- Group 2z 1
- Joint ventures and funds 1] -
1 1
Transferred ta the income statement [cash flow hedges)
- Interest rate derwatives - Graup - -
- Interest rate dervatives - joint ventures’ - 18
Deferred tax on items of other comprehensive income - (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 (1,024) {270}

1 Represents a reclassification of cumulative losses within the Group revaluation reserve to capital profit and loss, because the hedged tem has affected profit or toss
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Consolidated balance sheet

As at 31 March 2020

o ) B - - Nrs e .
ASSETS
Non-current assets
rvesumert and develcpment properties tC 8,188 8,931
Owner-occupied propertes Hl [:3:] 73
8,256 G004
Other non-current assets
Irvestrnents in jaint ventures and furds " 2,358 2,960
Other invesirrents 12 125 125
Praperty. plant and equigrrent 6 72
Deferred tax assets 16 - 1
interest rate ang cucrency dervative assets 17 231 194
10,976 11,870
Currentassets
Trading properties 10 20 87
Debtors 13 56 57
Cash and short term deposits 17 193 242
269 386
Total assets 11,245 12,296
LIABILITIES
Current liabilities
Shert term borrowings and averdrafts 17 637} (991
Creditors 14 1253} [289]
Corporation tax (17 {25]
(907} [413]
Non-current liabilities
Debenturas and loans 17 12,845) (2,932
Other non-current Liabilities 15 (156} {92]
Deferred tax labilites 16 i1} -
Interest rate and currency dervative liabilities 17 [169) (130}
{3,191) {3.154)
Total liabilities [4,098) [3.567)
Net assets ) o A 8,689
EQUITY
Share capital 234 240
Share premium 1,307 1,302
Merger reserve 213 213
Other reserves 38 37
Reta:ned earnings 5,243 6,685
Equity attributable to shareholders of the Company B © 7,035 8,473
Non-controlling interests 12 21
Total equity 7.147 8,689
EPRA NAV per share’ ) 2 T74p 905p
1 Asde‘inedir Note 2
Tim Score Simen Carter
Chairman Chief Financial Officer
The financial statements on pages 147 to 194 were approved by the Board of Directors and signed on its behalf on 26 May 2020
Company number 621920
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FINANCIAL STATEMENTS CONTINUED

Consolidated statement of cash flows

For the year ended 31 Mareh 2020

2u50

e e e . - - o e LEm
Rental income received from tenants 415 449
Fees and other income receved 42 47
Operating expenses paid to suppliers and employees [144) (162
Indirect taxes recsived in respect of operating activities 11 -
Sale of trading properties 82 268
Cash generated from operations 404 417
Interest paid 179} [75]
Interest receved 5 7
Corporation taxation [payments] repayments {4) 5
Distributions and other recervables from joint ventures and funds M 49 59
Net cash inflow from operating activities 375 613
Cash flows from investing activities
Development and other capital expenditure (2591 (218
Purchase of investrnent properties 152} {185}
Sale of investment properties 77 380
Acguisition of rematning share of Aldgate JV 21 _
Acquisition aof investment In WOSC joint venture [57) -
Purchase of investments (9] (9]
Sale of Investments 19 13
Indirect taxes recewved [paid] in respect af investing actvities 1 [3)
Investment in and lpans to joint ventures and funds 11911 298!
Loan repayments from Joint ventures and funds - 247
Capitat 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
Purchase of own shares {125] [204]
Owwvidends paid 19 {295] [298)
Dwidends paid to non-controlling interests (3} (14)
Capital payments in respect of interest rate derivatives (14] [19]
Decrease in lease Labilines 18) -
Decrease in bank and other borrowings 1189} [574]
Drawdowns on bank and other borrewings 574 Lbb
Net cash outflow from financing activities 163} [663)
Net [decrease] increase in cash and cash equivalents (49} 137
Cash and cash equivalents at 1 April . 242 105
Cash and cash equivalents at 31 March 193 743
Cash and cash equivalents consists of:
Cash and short term deposits 17 193 242
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Consolidated statement of changes in equity

Far the year endad 31 March 2020

e o= R M

ALt [

A [ F i I i ir
Balance at1April2019 S 260 1,302 26 213 6,686 8,478 8,689
Loss for the year after taxation - - - - - 1.827) 1,027 871 (1,114]
Revaluation of owner-accupiad property - - - 1 - - 1 - 1
Ga'ns on zash flow hadges - Group - - 1 - - - 1 1 2
Losses an cash flaw hedges - jo'nt ventures - - - (4 - - B4 - m
Ceterred tax on items of other camprehensve income ~ - - - - - - - -
Other comprehensive Income .___._.7,._“* - 1 - - - ) 1 ¥ 2z
Total comprehensive income for the year - 1 - - {10271 (1,0283 {86 [1.112)
Share 1ssues - 5 - - - - 5 - 5
Fair value of share and share option awards - - - - - (24 12} - (21
Purchase of own shares {6} - - - - (119} {125] - {125]
Dwvidends payable in year [31.47p per share) - - - - - {295} {298) - [295)
Dividends payable by subsid.aries - - - - - - - 113} 1131
Balance at 31 March 2020 234 1307 12 24 213 5243 7.035 112 7,147
Balance at 1 April 2018 248 1,300 11 22 213 7,458 9,252 254 9,506
Loss for the year after taxation - - - - - (2%1] (291 {23} (320]
Revaluation of owner-occuped property - - - 3 - - 3 - 3
Gains on cash flow hedges - Group - - 3 - - - 1 - 1
Closeout of cash flow hedges - joint ventures
and funds - - - 18 - - 18 - 18
Reserves transfer - joint venture cash flow hadges - - - (171 - 17 - - -
Deferred tax on 1tems of other comprehensive Income - - [1] - - - (1 - (1]
Other comprahensive iIncome - - - 4 = 17 21 - 21
Total comprehensive income for the year - - - i - (274) [270) [29] [299)
Share 1ssues - 2 - - - - 2 - 2
Fair value of share and share option awards - - - - - (4] (4] - 4]
Purchase of own shares g - - - - (198) [204] - [204]
Dwidends payable in year [30.54p per share] - - - - - (298] (298] - (298]
Dwvidends payable by subsidiaries - - - - - - - {14] {4l
Balance at 31 March 2019 240 1,302 17 24 213 6,686 8.478 21 8.68%

1 The palance at the beginning of the current year includes £13m in riation to translation and [£4m) in relatian to hedging [2018/19 £13m and [Cain]) Opening and closing
balarcesn relation ta hedging relate to cantinuing hedges only
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts

1 Basis of preparation, significant accounting policies
and accounting judgements

The financial statements for the year ended 31 March 2020 have
been prepared on the historical cost basis, except for the
revaluation of properties, investrments held for trading and
derivatives The financial staternents have also been prepared in
accordance with international Financial Reporting Standards
{IFRSs) a5 adopted by the European Union and interpretations
Issued by the IFRS Interpretations Committee [IFRS IC), and
therefore comply 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 issued by the IASB and endorsed
by the EU, none of which have had a matenalimpact on the
Group The accounting policies used are otherwise consistent
with those contaimed in the Group’s previous Annual Report and
Accounts for the year ended 31 March 201%.

New standards effective tor the current accounting period do not
have a material impact on the consolidated financial staternents
of the Group These are discussed in further detail below.

IFRS 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 recognition of the lease liability and asset as
at 1 April 2019 with no restatement of prnior period financial
staternents. The Group has applied the practical expedient on
transition to apply a single discount rate to a portfolio of leases
with reasonably similar characteristics. The Group has also
adopted the practical expedients relating to short term and low
value assets which allow these to be expensed through the
Incame staternent.

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, IFRS 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

The impact on the balance sheet at 1 April 2019, an adoption of
IFRS 16, 15 a £56m increase in investment property, a £1m
reduction In current assets and a corresponding £55m increase
in Labitities. The ympact relating to new leases which commenced
during the year is a £40m increase in investment property and a
E40m micrease in tabilities. New leases which commenced in the
year relate to the management agreements described above,

On transition the lease lability 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 lability, adjusted by a £ Im increase in relation to prepaid rent
which s added to the right-of-use asset on adoption. Therefore
the impact on net assets on adoptienis nil. The weighted average
incremental borrowing rate applied to the lease Liahilities
recognised at the date of initial application was 15%
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The nght-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/[loss] before
tax by £19m, £20m of which results from the revaluation gam
recognised on the right-of-use assets and [£1m) of which results
from interest on lease liabllities

The Group has considered amendments to standards endorsed
by the European Union effective for the current accounting pericd
and determined that these do not have 2 material impact on the
consolidated financial statements of the Group. These amendments
include, amendments to IFRS 9 [prepayments features), 1AS 28
(long terminterestsl, 145 19 [plan amendments) and IFRIC 23.

A number of new standards and amendrnents 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 financal years commencing on or after 1 January 2020

The amendments relate to changes in the criteria for determining
whether an acquisition 1s a business combination or an asset
acguisition. These amendments wall be applied to any future
business combinations.

Armendments to IFRS ¢ [Financial Instruments| are effective

for financial years commencing on or after 1 January 2020

The amendments offer relief in meeting the criteria for hedge
accounting on the transition from LIBOR to IBOR. The adoption of
these amendments i1s not considered to have a matenal impact
on the financial staterments of the Group.

Amendments to References to the Conceptual Framewaork are
effective for financial years commencing on or after 1 January
2020 The adoption of these amendments 1s not considered to
have a material impact on the consolidated financial statements
of the Group.

Arnendments to |AS 8 [Accounting Policies, Changes in
Accounting Estimates and Errors) are also effective for financiat
years commencing on or after 1 January 2020. The amendments
will be applied to any future changes in Accounting Policy,
Accounting kstimates or Errors.

Going concern

The financial statements are prepared on a going concern basis
The balance sheet shows that the company has net current
liabilities, mainly as a result of the convertible bond and a credit
facility within the HUT fund reaching matunty within the next
twelve months. As the Group has access to £1.1bn of undrawn
facilities and the HUT facility was refinanced post penod end,
the Directors believe the Group will be able to meet these
current Liabilities as they fall due, In making this assessment
the Directors tock into account the covenant headroom on

the Group's unsecured facilities, equivalent to a 45% fallin
property values, the absence of interest cover covenants on
these faciliies and the imited capital expenditure remaining
on the Group's committed development programme. Before
factering in any income receivable, the facilities should also

be sufficient to cover forecast property operating costs,
administrative expenses and interest over the next 12 months



1 Basis of preparation, significant accounting policies
and accounting judgements continued

As a consequence of this, the Directors feel that the Group 15 well
placed to rmanage its business risks successfully despite the
current economic cimate. Accordingly, they believe the going
concern basis 1s an appropriate one. See the fult assessment of
preparation on a going concern basis in the corporate
governance section on page 102,

Subsidiaries, joint ventures and associates [including funds)

The consohdated accounts include the accounts of the British
Land Company PLC and all subsidiaries [entrties controtled by
British Land] Controlis assumed where British Land is exposed,
or has the rights, to variable returns from its involvement with
investees and has the ability to affect those returns through its
power over those Investees

The results of subsidianies, joint ventures ar associates acquired or
disposed of during the year are included from the effective date of
acquisition or up to the effective date of disposal. Accounting
policies of subsidiaries, joint ventures or 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 liabilities acquired and resulting deferred tax thereon
Is recogrised as goodwill. Any discount received Is credited to
the iIncome statement in the period of acquisition.

All intra-Group transactions, balances, iIncome and expenses
are eliminated on consolidation Joint ventures and associates,
metuding funds, are accounted for under the equity method,
whereby the consolidated balance sheet incorporates the
Group’s share (investor's sharel of the net assets of its joint
ventures and associates. The consolidated iIncome staterment
incorporates the Group’s share of joint venture and associate
profits after tax. Their profits include revaluation movements on
investment properties.

Distributions and other recewvables from joint ventures and
associates including funds| are classed as cash flows from
operating activitias, except where they relate to a cash tlow
ansing from a capital transaction, such as a property or
investment disposal In this case they are classed as cash flows
from investing activities.

Properiies

Properties are externally valued at the balance sheet date.
Investment and owner-cccupled properties are recorded at
valuation whereas trading properties are stated at the lower
of cost and net realisable value.

Any surplus or deficit anising 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 cast is recognised in other comprehensive incorne, and any
deficit anising in revaluation below cost for owner-occupied and
trading properties is recogmised in the capital and other column
of the iIncome statement.

The cost of properties in the course of development includes
attributable interest and other associated outgoings including
attributable developrment personnel costs Interest s calculated
on the davelopment expenditure by reference to specific
borrowings, where relevant, and otherwise on the weighted
average interest rate of British Land Company PLC borrowings
Interest i1s not capitalised where no development activity 1s taking
place. A property ceases to be treated as a development property
on practical completion.

Investment property disposals are recogrised on completion
Profits and losses arising are recognised through the capital and
other column of the iIncome statement. The profit on disposal is
determined as the difference between the net sales proceeds and
the carrying amount of the asset at the cornrmencement of the
accounting period pius capital expenditurea in the period

Trading properties are initially recognised at cost less
impairment. and trading property disposals are recognised in ine
with the revenue policies outlined on the following page

Where investment properties are appropnated to trading properties,
they are transferred at market value. If properties held for trading
are appropriated to investment properties, they are transferred at
book value, Transfers to or from investrent property cccur when,
and only when, there is ewidence of change in use

Where a right-of-use asset meets the definitien of investment
property under 15RS 16, the night-of-use asset will intiatly be
calculated as the present vatue of minimum lease payments
under the lease and subsequently measured under the fair value
model, based on discounted cash flows of net rental income
earned under the lease.

The Group leases out iInvestment properties under operating leases
with rents generally payable monthly or quarterly. The Group Is
exposed to changes in the residual value of properties at the end
of current lease agreements, and mitigates this risk by actively
managing Its tenant mix in order to maximise the weighted average
lease term, minimise vacancies across the portfolio and maximise
exposure to tenants with strong financial charactenstcs. The
Group also grants lease incentives to encourage high quality
tenants ta rernain in properties far longer lease terms.

Financial assets and liabilities

Debtors and creditors are initially recognised at fair value and
subsequently measured at amortised cost and discounted as
appropriate. On imtial recognition the Group calculates the
expected credit {oss for debtors based on tifetime expected
credit losses under the IFRS 9 simplified approach.

Other investments include mvestments classified as amortised
cost and investments classified as fair value through profit or
less Leans and recewables classified as amortised cost are
measured using the effective interest method, less any iImpairment
Interest s recogrised by applying the effective interest rate
Investments classified as fairr value through profit or loss are
intially recorded at fair value and are subsequently externally
valued on the same basis at the balance sheet date. Any surplus
or deficit arsing on revaluing investments held for trading 1s
recognised In the caprtal and other column of the iIncome statement.
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

1 Basis of preparation, significant accounting policies
and accounting judgements continued

The lease Liability associated with investment property which is
held under a tease, 1s initially calcutated as the present value of
the minimum lease payments. The lease liability 1s subsequently
measured at amaortised cost, unwinding as finance lease interest
accrues and lease payments are made

Debt instruments are stated at their fair value on i1ssue. Finance
charges including premra payable on settlement or redemgtion
and direct 1ssue costs are spread over the period to redemption,
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 all subseguent
gains and losses, including the write-off of 1ssue costs, recognised
in the capital and other colurnn of the iIncome statement as a
compaonent of net financing costs The terest charge in respect
of the coupon rate on the honds 1s recognised within the underlying
campanent of net financing costs an an accruals basis,

As defined by IFRS 9, cash flow and fair value hedges are initially
recagnised at far vatue at the date the dervative contracts are
entered into, and subsequently remeasured at fair value,
Changes in the fatr value of dervatives that are designated and
qualify as effective cash flow hedges are recognised directly
through other comprehensive iIncome as a maovernent in the
hedging and translation reserve, Changes in the fair value of
derwatives 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
hedqed item that 1s attrbutable to the hedged risk. Any ineffective
portion of all dervatives 1s recogrised In the capital and other
column of the iIncome statement. Changes in the fair value of
dervatives that are not in a designated hedging relationship
under IFRS 9 are recorded directly in the capital and other
column of the iIncome statement. These dervatives are carried
at fairvalue on the balance sheet

Cash equivalents are limited to instruments with a maturity of
less than three months

Revenue

Revenue comprises rental income and surrender premia,
service charge income, management and performance fees
and proceeds from the sale of trading properties

Rental income and surrender premia are recognised in
accordance with IFRS 16 Leases.

As a result of adopting IFRS 14, the Group now reports separately
service charge income for 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 is separated out in the current year
and reported as service charge income in the notes to the
financial statements. There has been no net impact on the
Group's Income staterment or balance sheet.
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Rental income, including frxed rental uplifts, from investment
property leased out under an cperating lease Is recognised

as revenue on a straight-line basis over the lease term. Lease
incentives, such as rent-free perieds and cash contributions to
tenant fit-out, are recognised on the same straight-line basis
being an integral part of the net consideration for the use of the
investrnent property Any rent adjustrnents based on open
market estimated rental values are recognised, based on
rmanagement 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 exarnple turnover rents, are recognised in the period in which
they are earned.

Surrender premia for the early termination of a lease are
recognised as revenue when the amounts become contractually
due, net of dilapidations and non-recoverable outgeings relating
to the lease concerned

The Group applies the five step-model as required by [FRS 15
In recognising Its s&rvice charge income, management and
performance fees and proceeds from the sale of trading properties.

Service charge income 45 recognised as revenue in the period to
which it relates.

Managerment fees are recogmised as revenue in the perod 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 reiiably and 1t 15 highly probable that
the fee will be receved. Perfarmance fees are based on property
valuations compared to external benchmarks at the end of the
reporting period Proceeds from the sale of trading properties
arc recegnised when control has been transferred W the
purchaser. This generally occurs an 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 I1s recognised in the underlying column
of the income statement

Taxation

Current tax 1s based on taxable profit for the year and s
calculated using tax rates that have been enacted or
substantively enacted at the balance sheet date. Taxable profit
differs from net profit as reported in the income statement
because it excludes itemns of Income or expense that are not
taxable [or tax deductible],

Deferred tax is prowvided on items that may become taxable in the
future, or which may be used to offset against taxable profits in
the future, on the temporary differences between the carrying
amounts of assets and labilities for financiat reporting purposes,
and the amounts used for taxation purposes on an undiscounted
basis. On business combinations, the deferred tax effect of

fair value adjustments I1s incorporated 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 authonty on different taxable entities
which intend to either settle current tax assets and Liabilities on a
net basis

Employee costs

The fair value of equity-settled share-based payments to
employees 1s determined at the date of grant and 15 expensed on
a straight-line basis over the vesting period, based on the Group’s
estirnate of shares or options that will eventually vest For all
schernes except the Group's Lang Term Incentive Plan and Save
As You Earn schemes, the fair value of awards are equal ta the
market value at grant date For options and perfoermance shares
granted under the Long Term Incentive Plan, the fair values

are determined by Monte Carlo and Black-Scholes models

A Black-Scholes model 1s used for the Save As You Earn schemes

Defined benefit pension scheme assets are measured using fair
values. Pension scheme liabilities are measured using the
projected unit credit method and discounted at the rate of return
of a high quality corporate bond of equivalent term to the scheme
liabibities. The net surplus [where recoverable by the Group] or
deficit s recognised in full in the consolidated balance sheet
Any asset resulting from the calculation is imited to the present
vatue 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.
Actuanial gains and losses are recaognised in full in the period in
which they occur and are presented in the consolidated
staternent of comprehensive Income.

Contrihutions to the Group's defined contribution schemes are
expensed on the basis of the contracted annual contribution.

Accounting judgements and estimates

in applying the Group’s accounting pelicies, 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-cccupied properties
and investments classified as fair value through profit ar loss

The Group uses external professional vatuers to determine the
relevant amounts. The primary source of evidence for property
valuations should be recent, comparable market transactions an
an arms-length basis. However, the valuation of the Group's
property portfolio and investments classified as fair value through
profit or loss are inherently subjective, as they are based upon
valuer assumptions which may prove to be inaccurate.

The third party valuers for properties recognised at 31 March 2020
include a material valuation uncertainty clause in their reports
The clause highlights significant estimation uncertainty regarding
the vaiuation of investment property due to the Cowid-1% pandemic.
The valuations as at the current balance sheet date should
therefore be treated with additional caution. Sensitivity tables are
included within Note 10.

Other less significant areas of estimation include the valuation
of fixed rate debt and interest rate derivatives, the determmation
of share-based payment expense, the actuarial assumptions
used In calculating the Group's retirernent beneht obligations,
pravisions for trade debtors and lease incentive recevables and
taxation provisions

The following items are ongoing areas of accounting judgement,
however, significant judgment has not been required for any of
these items in the current financial year

REIT status: British Land 1s a Real Estate Investment Trust [REITI
anc does not pay tax on its property iIncome 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 legislation are monitored and
discussed with HMRC. It 1s rnanagement’s intention that the
Group will continue as a REIT for the foreseeable future

Accounting for joint ventures and funds: In accordance with

IFRS 10 Consolidated financial staternents’, IFRS 11 Joint
arrangements’, and IFRS 12 Disclosures of interests in other
entities’ an assessment Is reguired to determine the degree of
contrel or influence the Group exercises and the form of any
control 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 jomt ventures and funds resutting 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 statement incorporates the Graup's
share of joint venture and associate prefits after tax.

Accounting for transactions: Property transactions are complex
in nature and can he matenal to the financial statements.
Judgemnents made in relation te transactions include whether an
acquisition 1s a business combination or an asset; whether held
for sale cnteria have been met for transactions nat yet completed,
accounting for transaction costs and contingent consideration,
and application of the concept of Unked accounting. Management
consider each transaction separately in order to determine the
most appropriate accounting treatment, and, when considered
necessary, seek independent advice,
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

2 Performance measures

Earnings per share

The Group measures financial performance with reference to undertying earnings per share, the European Public Real Estate
Assccation (EPRA) earmings per share and IFRS earnings per share The relevant earnings and weighted average number of shares
(iIncluding dilution adjustments) for each performance measure are shown below, and a recanciliation between these 1s shown within
the supplementary disclosures [Table B)

EPRA earnings per share is calculated using EPRA earnings, which 1s the [FRS loss after taxation attributable to shareholders of the
Company excluding investment and development property revaluations, gans/losses on investing and trading property disposals,
changes in the fair value of financial instruments and associated close-out costs and their related taxation. In the current year, diluted
EPRA earnings per share did not include the dilutive impact of the 2015 convertible bond, as the Group's share price was below the
current exchange price of 975.09p. IFRS diluted earnings per share would include the dilutive impact as iA5 33 ignores this hurdle to
conversion, however due to the current year loss, this would be anti-dilutive and therefore no adjustment is made. In the prior year, hoth
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.

Underlying earnings per share is calculated using Underlying Profit adjusted for underlying taxation [see Note 7). Underlying Profit is
the pre-tax EPRA earnings measure, with additionat Company adjustments No Company adjustments were made in either the current
or prior year.
L mae,
Relevant

Retoyant nu‘mbw
Earnings per share B s
Underlying ’ ‘ S
Underlying basic 306 934 32.8 340 971 35.0
Underlying diluted 306 937 32.7 340 Y74 349
EPRA
EPRAbasic 306 34 328 340 271 350
EPRA diluted 306 37 32.7 340 974 34.9
IFRS T
Basic {1,027) 934 {118.0] [291] 971 [30.0
Diluted {1,027) 934 (118.0] [291] 971 (300

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 betow. A reconciliation
between IFRS net assets and EPRA net assets, and the relevant number of shares for each performance measure, s shown within the
supplementary disclosures [Table B). 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 NNNAV 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 priar year, both EPRA and IFRS measures exclude the dilutive impact of the 2015 canvertible 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

2024%

Rotovant Net assot
Reloyn ot nymoer vaiue pod
net ar sharas arrm

rughing panna

EFRANAY 7,213 912 774 8,649 956 705
EPRA NNNAV 6,762 932 726 8,161 956 854
IFRS

Basic 7147 927 771 8,689 F49 716
Diluted 7147 932 767 8,689 556 709
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2 Performance measures continued

Total accounting return

The Group also measures financial performance with reference to total accounting return. This s calculated as the movement in EPRA
net asset value per share and dwvidend paid in the year as a percentage of the EPRA net asset value per share at the start of the year

por. 2 2
Total accounting return [131) 31.47

(11.0%) (2] 3054  (3.3%

EPRA published updated Best Practice Recommendations in October 2019 which introduced three new Net Asset valuations. These are
applicable for accounting periods starting on or after 1 January 2020 and the Group will adopt these Recornmendations 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 costs

Lndsttyng LIRS HEI Tt al

£ £ [
Renlrecewvable o 431 - a3 444
Spreading of tenant incentwes and guaranteed rent increases (3 - (3}
Surrender premia 5 - 5 1 - 1
Gross rental income 433 - 433 439 - 439
Trading property sales proceeds - 87 87 - 350 350
Service charge income b4 - 64 76 - 74
Management and perfermance fees [from joint ventures and funds) 8 -~ 8 7 - 7
Other fees and commussians 21 - 21 32 - 32
Revenue 526 87 613 554 350 504
Trading property cest of sales - (70} (70 - [258] {258)
Service charge expenses (611 - (61) {76 - [74)
Property operating expenses {501 - 150) {35] - [35)
Irmpairment of tenant incentives and guaranteed rent increases’ {20] - (20 - - -
Dther fees and cOMMISSIONS EXENSES {171 - (17 {30l - [30]
Costs [148) {70] 1218) [147) [258) [399]

378 17 395 413 92 505

1 Ir the current year this balance includes £13m {2018/19 £rill in relation o write-offs and provsion against tenant incentive balances heid by the Group and £2m [2018/1% {ril]
in relation towrite-offs of guarantead rent iIncreases

The cash element of net rental income [gross rental income less property operating expenses) recognised during the year ended

31 March 2020 from properties which were not subject to a secunity interest was £316m (2018/19- £356m]. Property operating expenses

relating to investment properties that did not generate any rental income were £nil (2018/1%: £1m]. Contingent rents of £3m (2018/1%;

£3m] were recognised in the year.

As a result of adopting IFRS 16, the Group now reports separately service charge income for leases where a single payment is received
ta cover both rent and service charge. The total payment is included within rental incarme 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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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

4 Valuation movements on property

B
=
Consolidated income statement
Revaluation of properties [1,105) (620
Hevaluation of properties held by joint ventures and furds accounted for using the equ-ty method {284} (63}
- 1,389 83
Consolidated statement of comprehensive income
Revaluation of owner-occupled properties B 1 3
"""" (1,388) {680
5 Auditors remuneration - PricewaterhouseCeopers LLP
2870 e
— — e — . . —— £ I
Fees payable to the Company's auditars for the audit of the Company s annual accounts 0.3 0.3
Fees payable to the Company’s auditors for the audit af the Company’s subsidiaries, pursuant to legislation 0.4 0.4
Total audit fees 0.7 0.7
Audit-related assurance services 0.1 0.1
Total audit and audit-related assurance services 0.8 0.8
Other fees
Other services 0.0 0.1
Total - B 0.8 09
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6 Netfinancing costs

Underlying

Financing charges

Bank locars and overarafts [25) {27
Dervatives 30 23
Qiker laans (76) {75)
Zbligat ons under haad teases 14) 13
(75) {70)
Development interest capitalised 8 3
{67 [£7]
Financing income
Deposits, securities and liguid investments 1 -
1 B
Net financing charges - underlying {66] [67]
Capital and other
Financing charges
Valuation movements on fa:r value hedge accounted derivatives: 62 41
Valuation movements on fair valus hedge accounted debt 162} [38]
Capital financing costs 3 [32]
Fa:r value movement on convertible bonds (4] {6l
Vaiuation maovemneant an non-hedge accounted derwvatives 140} (11
141 [46]
Net financing charges - capital ) B 41 [46)
Net financing costs
Total financing iIncome 1 -
Total fimancing charges (esl 13l
Net financing costs a7 [113)

Interest payable on unsecured bank loans and related interest rate dervatives was £9m (2018/19: £8ml. Interest on development

expenditure Is 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%).

I Primarily bond redermption costs

2 The difference between valuation movements on designated fair value hedge accounted derivatives [hedging instruments| and the vaiuation movements on fa-r value hedge
accounted debt (hedged item] represents hedge ineffectivenass for the penod of €nil [2018/19 £3ml
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

7 Taxation
2t 100

P B e e e e e —. - — N — £ (,
Taxation lexpense) income T T h -
Current taxation:
UK corporation taxation: 19% (2018/19: 19%) (1) {10]
Adjustmnents in respect of prioryears g 13
Total current taxation income 4 3
Deferred taxation on revaluations and derivatives 2] [4)
Group total taxation ) B z [ﬂ-
Attributable to joint ventures and funds - 2
Total taxation income B : 2 ]
Taxation reconciliation
Loss on ordinary actvities before taxation [1,114) 1319]
Less: loss [profit] attributabia to joint ventures and furds! 227 {5]
Group loss on ordinary activities before taxation (889} [324]
Taxation on loss on ordinary activities at UK corporation taxation rate of 19% {2018/19. 19%: - 67
Effects of:
- REIT exempt income and gains (165) 1731
- Taxation lasses (5] 1
- Deferred taxatior on revaluations and derivatives 12) [4)
- Adjustrments in respect of prior years 5 13
Group total taxation income (expense) 2 (1)

1 Acurrent taxation incame of Cril {2018/19 £2ml and a deferred taxalion credit of {nil [2018/19 £nill arase an profits attributable to joint ventures and funds The wow tax
charge reflects the Group’s REIT status

Taxation expense attributable to Underlying Profit for the year ended 31 March 2020 was £mil (2018/19. £nil] Corporation taxation

payable at 31 March 202G was £17m [2018/19: £25m) as shown on the balance sheet. During the vear to 31 March 2020 tax provisions

i 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 Distributions [PIDs] of at least 90% of the taxable profits fram its UK property rental business
within twelve months of the end of each accounting period. Following the temporary suspension of future dvidends 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 arg discussing an extension to this deadline with HMRC. To date £29m of the PiD required in respect of the year to 31 March 2020
has been paid. Whilst we intend pay the reguired 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

is currently In discussions with HMRC over the timing of payments of Property Income Distributions required by the REIT reqime

[see Note 24 Contingent Liabilities)
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B Staff costs

Staff costs lincluding Directors}

Wagas and salaries 62
Soc-al security costs 7 g
Pansion costs 5 7
Eguity-settled share-tased payments (3} [3]

66 74

The average monthly number of employees of the Compary 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 number of employees of the Company within each category of persons employed was as follows. Retall. 25,
Dffices: 17, Canada Water: 14; Developments: 38; Storey 11; Support Functions: 193,

The Executive Directors and Non-Executive Directors are the key management personnel Their emoluments are summarised below
and further detail 1s disclosed i the Remuneration Report an pages 118 to 133.

Directors’ emoluments

Short term employee benefits

Service cost inrelation to defined benefit pension schemes - 01

Equity-settled share-based payments (2.2} [20)
) 0.6 37

Staff costs

The Group's equity-settled share-based payments cormprise the following

Scheme Fair value measure

Long Term Incentve Plan (LTIP) Monte Carlo-H%(-j--[-j_é-tuswm"u[é-iw_d-_n“ng_E_EE{:éEHo-leéE]pﬁth:H-_Qa--Maﬂ'an models
Matching Share Plan [MSP) Market value at grant date

Restricted Share Plan [RSP) Market value at grant date

Save As You Farn schemes [SAYE] Rlack-5choles optian valuation modet

The Group expenses an estimate of how many shares are likely to vest based on the market price at the date of grant, taking account
of expected performance against the relevant performance targets and service periods, which are discussed in further detail in the
Rermuneration Report.

During the year the Group granted performance shares under its Long Term Incentive Plan scheme Inthe prior year the Group granted
performance shares and options under its Long Term Incentive Plan scheme. Performance conditions are rmeasured 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 Directars Remuneration Report for details]. For nan-market-based performance conditions, the Group uses a Black-5choles
option valuation method to obtain fair values, For market-based performance conditions, a Monte Carlo model s 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 immatenal. The key inputs used to obtain fair values for LTIP awards are shown below.

2 July 2ul¥

Awzrds with Awirds with

roloing Mareat v

, S R ponon
Share price £5.35
Exercise price £0.00 £6.82
Expected volatility 17.1% 24.8%
Expected term [years) 3 5
Dividend yield 0.0% 4.43%
Risk free interes! rate C.47% 0.98%
Fairvalue - TSR Tranche FTSE 350 £1.41 £0.58
Fairvalue - TSR Tranche FTSE 100 £1.40 048
Farrva.e - TPR and TAR Tranches £4.89 £084

Moverments in shares and options are given in Note 20
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

9 Pensions

The British Land Group of Companies Pension Scheme ['the scheme’] 1s the principal defined benefit pension scheme in the Group

The assets of the scheme are held in a trustee-administered fund and kept separate from those of the Company. It15 not contracted out
of SERPS (State Earnings-Related Pension Schemel and it is not planned to admit new employees to the scheme The Group has three
ather small defined benefit pension schemes. There are also two Defined Contribution Pension Schemes. Contributions to these
schemes are at a flat rate of salary and are paid by the Company.

The total net pension cost charged for the year was £6m [2018/19. £7m), of which £5m [2018/19: £5m)] relates to defined contribution
plans and £1m [2018/1% £2m] relates to the current service cost of the defined benefit schemes

A full actuarial valuation of the scheme was carnied out at 31 March 2018 by consulting actuanes, First Actuanial LLP. The ermnployer's
contributions will be pard in the future at the rate recommended by the actuary of 68 3% per annum of basic salarnies. The best estimate
of employer contributions expected to be paid during the year to 31 March 202115 £1m_The major assumptions used for the actuanal
valuation were

2001 3018 ; 1
e e e P e e e R L T o mpr 0 erwo kb
Discount rate 2.3 26 24 37
Salary inflation 3.9 49 4.9 48
Pensions increass 2.5 a3 33 32
Price inflation 2.5 3.4 34 33

The assumptions are that a member currently aged 40 will lve 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 40, the assumptions are that they wall ive on average for a further
293 years after retirement if they are male and for a further 31.0 years after retirement if they are female

Composition of scheme assets

2020 i
e e R [ e Lk
Equities &0 40
Dwersified growth funds 50 88
Other assets B 51 12
Total scheme assets 161 160

94.3% of the scheme assets are guoted In an active market. All unguoted scheme assets sit within eguities

The amount included in the balance sheet anising from the Group's obligations in respect of its defined benefit schemes s as follows:

2023 FE 22 7 A

£m £ L i [
Present vaiue of defined scheme obligations S nay [M?] [147) [17767’] o [143]
Fair value of scheme assets 161 160 thz2 154 137
Irrecoverable surplus ) (30) 113] (5 _ -
Liability recognised in the balance sheet - - - (13) (&)

1 The net defined benefit asset must be measured at the lower of the surplus in the defined beneht schemes and the asset celling The asset calling 15 the present value of any
econamic benellls available in the form of refunds from the schemes or reduchions to future contributions ta the schemes The asset ceiling of the Group's defined benefit
schemes 1s £nil (2018719 £ni1), therefore the surptus in the defined benefit schemes of £30m (2018/19 £13m) 5 irrecoverable
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? Pensions continued

The sensitivities of the defined benefit gbligation in relation to the

major actuartal assumptions used to measure scheme labilities are

as follows:
Assumption AL
Discolurt rate 5%
Salary inflation +0.5%
RPIinflation +£.9%
Assumed li'e expectancy +1 year 4 5
History of experience gains and losses

247 Jv- 2 2007 2.

Err ';"l R | L'I‘ ';'T'

Tata: actuariat gamn [loss] racogmsed in the consolidated statement - T
of comprehensive income’ - - - 9 (12 (1]
Percentage of present value on scheme liabilities [0.3%) 01% 6.1% 7.2% 0.7%

1 Movements stated after adjusting for irreceverability of any surplus
2 Cumulative loss recognised in the statement of comprehensive income 15 £40m [2018/19 £40m|

Movements In the present value of defined benefit obligations were as follows.

At Aprn

Current service cost
interest cost
Actuarial gain {loss)

Gamn lloss| from change in financial assumptions
Gain an scheme liabilities arising from experence

Benefits paid

At 31 March

Cen e

{2i 2]
{4) (3]
17 (2]
- 1
5 6
1131) [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:

2670 21

e e e e e - el . . 4r em e emmeae e e e e ememmm e e o e e £m Lo
Al Apnl 160 157
Interest incarne on scherne assets 4 4
Contributions by employer 1 2
Actuarial gain 1 8
Benefits paid (5] ()
At 31 March 161 160

Through 1ts defined benefit plans, the Group s exposed to a number of risks, the most significant of which are detailed below:

Asset volatility

The liabilities are calculated using a discount rate set with reference to corporate bond vields; if assets underperform thus yield,

this will create a deficit. The scherne holds a significant portion of growth assets {equities and diversified growth funds) which, although
expected to outperform corporate bonds in the long term, create volatility and risk in the shert term. The allocation to growth assets Is
monitored to ensure it remains appropriate given the scheme's long term objectives

Changes in bond yields

Adecrease in corporate bond yields will increase the value placed on the scheme’s Liabilities far accounting purposes, although this will
be partially offset by an increase n the value of the scheme’s bond holdings.

Inflation risk
The majority of the scheme’s benefit abligations are Linked to inflation, and higher inflation will lead to higher labilities (although, In

most cases, caps on the level of inflationary increases are in place to protect against extreme inflation]. The majority of the assets are
either unaffected by or only loosely correlated wath inflation, meaning that an increase in inflation will also increase the deficit.

Life expectancy

The majority of the scheme’s obligations are to provide henefits for the life of the member, so increases in life expectancy will result
In an increase in the liabilities
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10 Property

Property reconciliation for the year ended 31 March 2020

b B i
Carrying value at 1 April 2019 4317 318 87 9,091
Additions
— prooerty purchases 19 34 - 41 24 - - k23
- deve.opment expenditure 3 2 24 129 156 - - 156
capitalised interest and staff costs - - [ 5 9 - - 9
captal expenditure on assel maasgement
Initiatives’ 36 54 - 2 92 - - 92
- right-of-use assets 5 48 21 - 74 - - 74
) 41 138 49 177 425 - - 425
Depreciation - - - - - - (1) 1
Cisposals (58} - - - (58] 67} - {125)
Reclass.fications L5 [14] - (26) 5 - (5] -
Revaluations included in income statement 11,158) 35 33 {15] (1,165) - - {1,108)
Revaluations included i OCI - - - - - - 1 1
Movement i terant incentives and cortracted
rent uplft balances i19) & - 3 110 - - 1101
Carrying value at 31 March 2020 3,188 3.941 400 659 8,188 20 68 8,276
Leass liabilities [Notes 14 and 15] {1631
Less vawation surplus an right-of-use assets- 20}
Valuation surplus on trading properties 13
Group property portfolio vatuation at 31 March 2020 i - 8,106
Non-controlling interests {185)
Group property portfolio valuation at 31 March 2020 attributable to shareholders o 7,921

1 Off ces capital expenditure ncludes £3arm of flexible workspace fit-out in the current year which has been reclassif-ed from property, plani and equiprent to property additions
2 Relates to properties held under leasing agrezements The fair value of nght of-use assets 15 determined by calzulating the present vatue of net rental cashfiaws sver the tarm
aof the lease agreements IFRS 14 nght-of-use asse!s are not externally valued, their fair value i1s determined by management. and are therefore not inzludad 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 2019

Taa
£m

Carrying value at 1 Aﬁr’i’i"im 8 9,925
Additions
- property purchases 97 88 - - 185 - - 185
- development expenditure 2z - 19 151 172 1 - 183
- capitalised interest and staff costs - - 3 2 5 - - 5
- capital expenditure on asset management
mnitiatives 27 15 - - 42 - - 42
- head lease assets 31 5 - - 36 - - 36
R 168 22 153 440 11 - 451
Depreciation — T - - ) - T m
Oisposals (409 - - (31 (4121 (2521 - (6641
Reclassifications - 9 - - 19 - {19 -
Revaluations included n income statement’ {6211 [12] (2) 15 [620) - - [620]
Revaluations included in OCI - - - - - - 3 3
Muovernent in tenant incentives and cantracted
rent uplift balances (5) ? - - (3] - - {3
Carrying value at 31 March 2019 4,317 3,775 318 520 8,931 87 73 9,091
Head lease liabilities [Nate 15 v 197]
Valuation surplus on trading properties ~ R 2%
Group property portfolio valuation at 31 March 2019 3028
Non-controlling interests . [267]
Group property portfolio valuation at 31 March 2019 attributable ta shareholders i 8761

1 Inzluded within the offices and residential praperty revaluation movernent above 1s a f4m increase to the valuation of 10 Brock Street following the leasing transaction with
Facebook and Debenhams

Property valuation
The diflerent valuation method levels are defined below:

Level 1: Quoted prices [unadjusted) in active markets for identical assets or liabilities.

Level2: Inputs other than quoted prices included within Level 1 that are observable for the asset or lability, either directly
[i.e. as prices) or indirectly li.e. derived from prices).

Level 3: Inputs for the asset or liability that are not based ¢n observable market data {unobservable inputs).

These levels are specified in accordance with 1FRS 13 Fair Vatue 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 partfolio as Level 3 as defined by IFRS 13. The inputs to the
valuations are defined as ‘unobservable” by IFRS 13 and these are analysed 1n a table on the followtng page. There were no transfers
between levels in the year

During the current financial peried, the Group adopted the new accounting standard IFRS 16, Leases. The right-of-use asset recognised
an adoption is included within the investment and development property Line. The carrying amount of right-of-use assets included within
the Line 1s £67m An adjustrnent s made 1o reflect the fact that separate lease Lablities are recognised on balance sheet in relation to
right-of-use assets

The general risk environment in which the Group operates has heightened during the period, which is largely due to the continued level of
uncertainty of the future impact of the UK's ext from the EU, the outbreak of the Novel Coronavirus (Covid-19) and the sigrificant detertoration
in the UK retail market and weaker investment markets. This environment could have a significant impact upen praperty valuations,

The Group's total property portfolio was valued by external valuers on the basis of fair value, in accordance with the RICS Valuation -
Professional Standards 2014, ninth edition, published by The Royal Institution of Chartered Surveyors
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10 Property continued

The outbreak of Cownid-19, declared by the World Health Organization as a "Glebal Pandemic” on 11 March 2020, has impacted global
tinancial markets. Travel restrictions have been implemented by many countries. Market actiity 1s being impacted in many sectors.
As at the valuation date, the external valuers consider that they can attach less weight to previous market evidence for companson
purposes, to inform opinions of value. The current response to Covid-19 means that external valuers are faced with an unprecedented
set of circumstances on which to base a jJudgment The valuations across all asset classes are therefare reported on the basis of
“matenal valuation uncertainty” as per VPS5 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 vaiuers have
confirmed, the inclusion of the “material valuation uncertainty” declaration does not mean that valuations cannot be relied upon.
Rather, the phrase 1s used in order to be clear and transparent with all parties, in a professicnal manner that - in the current
extraordinary circurnstances - less certainty can be attached to valuations than would otherwise be the case In Light of this maternial
valuation uncertainty we have reviewed the ranges used In assessing the impact of changes in unobservable inputs on the fairvalue of
the Group's property portfolio. Whilst the property valuations reflect the external valuers’ assessment of the impact of Covid-17 at the
valuation date, we consider +/-10% for ERV, +/-50bps for NEY and +/-10% for development costs to capture the increased uncertainty in
these key valuation assurmptions The results of this analysis are detalled in the sensttivity tables on the following page

There has been no change in the valuation methedelogy used for investment property as a result of Covid-17,

Aprovision of £17m [2018/19. £14m] has been made against tenant incentives and contracted rent uplift balances The charge to the
income statement in refation to write-offs and provisions made against tenant lease incentives and guaranteed rents was £20m
[see Note 3)

The information provided to the valuers, and the assumptions and valuation models used by the valuers, are reviewed by the property
portfolio team, the Head of Real Estate and the Chief Financial Officer. The valuers meet with the external auditors and also present
directly to the Audit Committee at the interim and year end review of results. Further details of the Audit Committee’s responsibilities in
relation to valuations can be found in the Report of the Audit Committee on pages 106 to 113

Investment properties, excluding properties held for development, are valued by adopting the ‘investrment method’ of valuation

This approach involves applying capitalisation yields to current and future rental streams net of iInceme vaids arising from vacancies or
rent-free periods and associated running costs. These capitalisation yields and future rental values are based on comparable property
and teasing transactions in the market using the valuers’ professional judgement and market observation Other factors taken into
account in the valuations inctude the tenure of the property, tenancy details and ground and structurat conditions

In the case of ongoing developments, the approach applied is the residual method™ of valuation, which is the investrment 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 remaning risk. Properties held for development are generally valued by adopting the higher of the
residual method of valuation, atlowing for all associated risks, or the investment method of valuation for the existing asset.

Copies of the valuation certificates of Knight Frank LLP, CBRE, Jones Lang LaSalle and Cushman & Wakefield can be found at
www britishland. com/reports.

A breakdown of valuations split between the Group and its share of jomnt ventures and funds 1s shown below:

ELN Toro!
Kright Frank LLP 1.434 3,490
CBRE 2,097 183 2,280 2,675 2,506
Jones Lang LaSalle 1.348 765 2,113 1,889 2,788
Cushman & Wakefield 3,241 2,270 5511 3,030 3,049
Total property portfolio valuation 8,106 3,272 11,378 9,028 3,600 12,633
Nan-controlling interests (185} [36) {221} [267] [50] {317)
Total property portfolio valuation attributable to shareholders 7.921 3,234 11,157 8761 3,555 12,314
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10 Property continued

Information about fair value measurements using unobservablie inputs [Level 3) for the year ended 31 March 2020

Fair vslue ar L ERvnersa L Cesteran
31 March 2021 Y alu . Min Max Avvrradge M
Investment = _fmwhewe € £ e S
Retail 3,128 Imvestrnent 2 87 7 -
methodology
Offices 3,851 Investment 9 177 60 4 5 4 - 421 62
methodology
Canada Water 364 Investment 15 31 20 2 b 4 - - -
methodology
Residential 70 Investment 38 38 38 A [ [A - - -
methodology
Developments 648 Residual 48 42 55 4 5 [ - 367 220
cethadology
Total 8,073
Trading properties 33
at fairvalue B - R
Group property 8,104
portfolic valuation

1 Includes owner-occupred

Information about fair value measurements using unobservable inputs [Level 3) for the year ended 31 March 2019

Farvano g o s Equu-—ty=14 Toiels T ICTTRAT e
AT ML b2 g Varaat or Ayt ags M Mox A ane ) -

Retail 4,278 Inyestment ? 87 24 4 10 - 37 2
rnethodaology

Offices! 3,769 Investrment 8 145 o8 4 5 4 - 465 53
methodolagy

Canada Water 02 Investment 15 3 7?7 ? A b 1 -
methodology

Residential 43 Investmeant 38 38 38 4 4 4 - - -
methodology

Developments 520 Reosidual 47 63 o5 4 5 4 - 334 228
methodology

Total 8,912

Trading properties 116

at fair value

Group property 7,028

portfolio valuation

1 Includes owner-occupied

Information about the impact of changes in unobservable inputs {Level 3) on the fair value of the Group's property portfolio
including share of joint ventures and funds for the year ended 31 March 2020

bt en o e3igations et e valuatians Impact an valuatiens

”*:!“ 10 - ERV 1 ERY -9epy NEY «Altps NEY -1, s 1Y Lapts
[ ——— e e PR L fm oL imo £m e
Retal 3,848 297 {2871 322 (276) 4
Offices’ 5,800 553 {530} 878 1678} 26
Canada Water 364 7 17 8 (8] 136
Resrdential 99 2 2] 4 (3] - -
Developments 1,046 129 (128) 198 [155) 19 (19
Group property portfolio valuation including share
of joint ventures and funds 11,157 788 {954} 1.410 [1,118] 185 {1831

1 Includes trading properties at fair value
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10 Property continued

Infarmatien about the impact of changes in unobservable inputs {Level 3) on the fair value of the Group’s property portfolio
including share of joint ventures and funds for the year ended 31 March 2019

- . el e I E TEaS TR T A

== EEAN suboND B t E| t
Retal "’ ' 5,530 (220) 272 (251, - -
Dificas’ 5ahs [207) 351 313; - -
Canrads Water 303 4 14) 5 (4] 31 37
Residenial 59 : i1 ? (2] - -
Developments F40) 48 {32] [ [40) 24 {30
Group property portfolio valuation including share
of joint ventures and funds 12,316 511 [484] 704 {630] 57 i6d]

1 Includes lrading properties at fair value

All other factors being equal

- & 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
- an increase In the costs to complete would lead to a decrease in the valuation of an asset

However, there are interrelationships between the unobservable inputs which are partially determined by market conditions, which
would impact on these changes

Additional property disclosures - including covenant information

At 31 March 2020, the Group property portfolio valuation of £8,106m [2018/19: £9,028m} comprises freeholds of £4,139m (2018/1%:
£4.929m); virtual freeholds of £1,050m (2018/19: £940m]; long leaseholds of £2,822m (2018/19 £3,097m), and short leaseholds of £95m
[2018/19. £62m). The historical cost of properties was £5,981m (2018/19. £5,853m).

The property valuation does not include any investrment properties held under leases (2018/19: £rl]
Cumulative interest capttalised against investment, development and trading properttes amounts to £103m [2018/1% £99m]

Properties valued at £961m (2018/19. £1,019m] were subject to a secunty interest and other properties of non-recourse companies
amounted to £772m [2018/19: £1,115m), totalling £1,733m (2018/19. £2,134m).

Included wathin the property valuation 1s £12m (2018/19: £28m] in respect of accrued contracted rental uplift income. The balance arises
through the IFRS treatment of leases containing such arrangements, which requires the recognition of rental iIncome on a straight-line
basis over the lease term, with the difference between this and the cash receipt changing the carrying value of the property against
which revaluations are measured.

11 Joint ventures and funds

Summary movement for the year of the investmentsin joint ventures and funds

e vty - FIRTRSES B Fartat Ty LA lotal

Fmy [ £in Ere e £n
At 1 April 2019 2,330 230 2,560 2,112 448 2,560
Additions 256 3 259 7 252 259
Disposals (23] - {23) [22) (1] {23
Share of prefit on ordinary activities after taxanon (177} (48] {227 (227 - 1227}
Distributions and dividends:
- Caprtal (131) (2) (133) [33) - (133}
- Revenue (64] [13) 17N (77) - 177)
Hedging and exchangs movermnents {1 - {1 (1) - (m
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
babilies of joint ventures and tunds. 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

ERbFRIFI
Fo

armrodiate

WO L Fasingrz Lir e

Lta He o ng= id rrers=p
Partners Euro Blusbell LLP Norgeé-éénk Nn-%ges Bank
[GIC) Investment Investrment
Management Managernent
Property sector City Offices  Shopping Centres Offices
Broadgate Meadowhall
Group share 50% 50% 25%
Summarised income statements . i o L
Revenue' T o S m 03 4 B
Costs (78] {27] (1]
125 76 3
Administrative expenses {11 - -
Net interest payable (63 [30] -
Underlying Proht 1 46 3
Net valuation mavement 204 [542] 13
Capital financing costs? (12) - -
Profit [loss) on disposal af investment praperties and investments - - -
Profit [toss] on ordinary activities before taxat.an N 253 [496] - o
Taxation - B -
Profit (loss) on ordinary activities after taxation 253 1498) -
Other carmprehensive iIncome - (2) -
Total comprehensive income lexpensel 253 1498} i -
British Land share of total comprehensive income [expense) 127 {249) -
British Land share of distributions payabte 17 4 -
Summarised balance sheets o
\nvestnﬂenfgmmradiﬁé p?ﬁEémes o 4539 T o202 218
Current assets 25 g 3
Cash and deposits 209 20 4
Gross assets 4,776 1,230 225
Current Labilities (118) (30] [4)
Bank and secunivsed debt {1,368} 583} -
Loans from joint venture partners (850] (409 (217)
Other non-current liabilities - (21} 14)
Gross liabitites [2,3236) (1,043) [225)
Net assets 2,440 187 -
Britsh Land share of net assets less sharehelder loans 1,220 93 -

1 USS joint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Praoperty Partnersnip

2 Hercules Unet Trust joint ventures and sub-funds includes 30% of the results of Deepdate Co-Ownership Trust, Fort Kinnaird Limited Partnership and Valenting
Co-Ownership Trust and 41 25% of Birstall Co-Ownershup Trust The balance sheet shows 50% of the assets of these jin venlures and sub-funds

3 Includedin the column headed Cthes joint vertures and funds’ are contributians fram the ‘ollowing BL Goodman Lirmited Partrership, Biuebutton Property Maragement UK
Limited, City of London Office Unit Trust and BL Sainsbury’s Supersiores Limited and Pilar Retall Eurcpark Fund (PREF) The Group's owrership share of PREF 15 65+,
however as the Group i not abwe to exercise control ever significant decisians of the fund, the Group eguity accounts for s interest in PREF

4 Revenue includes gross rental income at 100 4 share of £284m [2018/19 £310m)

5 Capital financing costs of £32mon other joint ventures and funds relates to bond redemption costs in a joint ventere with Sansbury s

170 British Land Annual Report and Accaunts 2020



cpiiTit

Un versitias

Aviva
inyestors Superannuation
Scheme Group PLC
Shapping Shopping Retal
Centras Cenires Parks
5C% 50% Various
- [} g} (23] LM
14 32 9 TTo3ay N
(5) (8! - {124} (62]
5 24 7 259 129
- - {1] i3] (Y
- - {2] (94) [49)
9 74 & 160 79
1491 [129] 5] 1569) (284)
- - - 132} [44) (221
- - 1 (2; {1] -
[34] [4D) 1104 (33] [454) 1227
(34) (40) (104] (33 (454 (227)
- - - - (2 (1
(34) (40) {(104) (33) (456} (228)
1n (20) 152) [17) (228}
3 4 L 12 136 180
208 188 337 - 5,687 " 3,288
2 1 y) - & 24
5 6 1 10 265 31
215 195 345 0 6,996 3,443
4] 3l % ] (171 (851
- - - - 11,9511 (975
- i31) - [3: 1,515} (707)
(28] - - - (531 (25}
{32} (34 ) (8 {3,485} {1,784}
) 183 161 336 4 3,311 1,657
91 80 17 2 1,657

The borrewings of joint ventures and tunds and their subsidiaries are nan-recourse to the Group All joint ventures are incorparaled in the United Kingdom, wath the exception
of Broadgate REIT Limited and the Eden Walk Shopping Centre Uit Trust which are incarporated in Jersey Of the funds, the Hercules Unit Trust [HUTI jeint ventures and
sub-funds are incorporated in Jersey

These finarcial statements include the rasults and financial position of the Group santerest in the Fareham Property Partnership, the B Goodmar Lirited Partnership and the
Gibraltar Limited Parlnership According.y. advantage has been taken of the exemptions provided by Regulation 7 of the Partnership (Accounts] Regulatiors 2008 nat to attach
the partnership accounts ta these financial statements
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

The summarised income statermnents and balance sheets below and on the following page show 100% of the results, assets and
babilities of joint ventures and funds. Where necessary, these have been restated to the Group's accounting pelicies,

Joint ventures” and funds’ summary financial statements for the year ended 31 March 2019

la —urdim g 3 -
Partners Euro Bluebell LLP Norges Bark JSamshury plc
(GIC] Investment
Management
Property sector ' City Offices  Shopping Centres Superstores
Broadgate Meadowhall
Group share R 50% 50% 50%
Summarised income statements o - e N P
Revanue- - - ’ S Cotes 1wz 3
Costs {60) [24) -
134 78 32
Administrative expenses (1] - -
Net interest payable (711 (32} 11
Underlying Profit 62 ib 21
Net valuation movement 17 152 1
Capital financing costs 371 - 13
Profit {loss) on disposal of nvestment properties and investments ikt - [4)
Profit [loss) an ord nary activities before taxation 152 (106) 15
Taxation 4 - -
Profit (loss] on ordinary activities after taxation | 156 ’ (104) 15
Other comprehensve incame ’ 36 - -
Total comprehensive income [expense) 192 (108} 15
British Land share of total comprehensive income [expense) 26 ~ {53) 8
British Land share of distributions payable | 275 4 20

Summarised balance sheets L o o o L

[ A I 7V AT N

Investment and lraﬁmg propertlres- ’

Current assels (1 4 4
Cash and deposits 219 31 40
Gross assets 4,242 1,779 532
Current Liabilities (83) [37] (22}
Bank and secuntised debt [1,442) [612] [194)
Loans from joint venture partners {479} [385] -
Other nan-current Liahilities - [20) ) -
Gross habildies ) 12,004) £1,054) ) {218)
MNet assets ‘ 2,238 725 314
British Land share of net assets less sharehglder loans ' 1,119 363 ) 157

T USS jeint ventures include the Eden Walk Shopping Centre Unit Trust and the Fareham Property Partnership

2 Hercules Unit Trust jont ventures and sup-funds includes 30" of the results of Deepdaie Co-Ownership Trust, Fort Kinnaird L mited Partnership ard Valertine
Co-Ownership Trust and 41 23 4. of Birstall Ce-Ownersh.p Trust The balance sheet shows 50% of the assets of these jont ventures and sub funds

3 Included in the column headed 'Other jaint ventures and funds are contributions fram the followang BL Geedman Limited Partnership, The Aldgate Place Lirmited
Partnership, Bluebutton Property Managerment UK Limited, City of London Office Unit Trust and Pillar Reta:l Europark Fund IPREF) The Group's ownership share of PREF =
63 ¥, however as the Group 1s not able to exercise conirol over sigrificant decisions of the fund, the Group equity accounts for its interest in PREF.

4 Revenue includes gross rental income at 100% share of £310m [2017/18 €383
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S

] Universities
Invesiors Superarnuation
Scheme Group PLC
Shopping Shopping Retail
Centres Centres Parks
- 50% 50% Various
b B LN e £ £
o 18 14 33 - 393 196
[4] {5 (8] (1 {t02) (51}
14 9 29 [1} 291 145
- (1] - {2 in
(1 - (1] - [116) [58)
13 9 23 (1) 173 36
[25] (15} [52] [ {127) [63]
- - (2] - {42) [21)
- - [7) 5 4 3
LK - (6] (38] 3 8 5
- - - - 4 )
(12] (6] (38) 3 12 7
- - - - 36 18
[12] [6) (38] 3 48 25
6 @ (17] 2 25 B
5 T T K T - a3 mm B -
T [ v < £y £
T LT B T o 454 - T 202 3,667
1 1 & 40 55 27
9 & 13 5 323 162
262 245 475 45 7,580 3,790
[3) [4) {1 (10 (170} [85]
- - - - [2,2501 1,125)
- (30) - (6] [900) [450]
(28 - - 8 {40) . [20)
(31, [34) (11} (8] 13,340) {1,680)
231 21 464 37 4,220 2110
116 105 232 18 2,110

Tha barrowirgs of joint ventures and ‘unds and tneir subsidiaries are non-recourse to the Group All joint ventures are incorporated in the Urited Kingdam, wath th 2 exception
of Broadgate REIT Lirmited and the Eden Walk Shopping Centre Unit Trust which are mcorporated in Jersey, 0f the tunds, the Mercuies Unit Trust [HUT] jaint ventures and
sub-funds are incorporated in Jersey and PREF in Luxembourg

These financial statements include the results and financial position of the Group's interest inthe Fareham Property Partnership, the Aldgate Place Limited Partnership. the BL
Goadman Limited Partnership and the G braltar Limited Partnership Accordingly, advantage has been faken of the exernphions provded by Regutation 7 of the Partnership

[Azcounts! Regulalions 2008 not to attach the partnership accounts to these financial stalements

British Land Annual Report and Accounts 2020 173



FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

11 Joint ventures and funds continued

Operating cash flows of joint ventures and funds {Group sharel

220 ERY
o S [t Eo
Rental incame recewved from tenanis T o 131 160
Cperating expenses paid 19 suppliers and employees 27} (23]
Cash generated from operations o 104 137
Interest paid [56] [70])
Interest received 1 1
UK corporation tax paid (2i {2)
Cash inflow from operating activities 47 49
Cash inflow from operating activities deployed as: B
[Deficit) surptus cash retained within joint ventures and funds 2] 7
Revenue distributions per consalidated statement of cash flows L9 59
Revenue distributions split between controlling and non-controlling interests )
Attributable to non-cantrolling interests 2
Attributable to shareholders of the Company 47 56

12 Other investments

L e
Far s — B -
Hirough Ammrisad ntangible

proft o loss L oat 3550 Faral 5 Al
e LA o Em L - e fm i
At 1 April 114 5 10 129 112 28 10 150
Additions 4 2 4 10 - 8 4 12
Transfers / disposals - (4] - (4] - [27] - (27}
Revaluation 17} - - (7 ? [4) - {2]
Oepreciation / armortisation - - (3 (3] - - [} (4]
At 31 March 111 3 il 125 14 5 10 129

Included within fair vatue through profit or loss 1s £93m (2018/19: £100m] comprising iaterests as a trust beneficiary. The trust's assets
comprise freehold reversions in a pool of commercial properties, comprising Samnsbury’s superstores, The interest, categorised as
Level 3 1n the fair value hierarchy, is subject to the same inputs as those disclosed in Nate 11, and ts fair value was determined by the
Oirectors, supported by an external valuation. The remaining amounts included in the fair value through profit or toss relate to private
eguity/venture capital investrents of £2m (2019/18- Enil) which are categorised as Level 3 in the fair value higrarchy and gevernment
bonds of £16m (2018/19. £14m] which are classified as Level 1. The fair value of private equity/venture caprtal investments is determined

by the Directors.
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13 Debtors

Trade and other debtors - - N

Prepayments and accruad income 10 g
Ren:al deposits B _ . ) . _ N 17 i o
56 57

Trade and other debtors are shown after deducting a provision for bad and doubtful debts of £14m (2018/19: £6rm] The provision for
doubtful debts s calculated as an expected credit loss on trade and other debtors in accordance with IFRS 9 (see Note 1) The charge to the
income statement in relation to wnte-cffs and provisions made against doubtful debts was £8m (2018/19. €1m).

The expected credit loss 15 recognised on inttial recognition of a debtor and is reassessed at each reporting period In order to calculate
the expected credit loss, the Group applies a torward-looking outlook to histonc default rates. In the current reporting penod, the
forward-looking outlook has considered the impacts of Covid-19. The historic default rates used are specific to how many days past due
arecewable is. Specific provisions are also made in excess of the expected credit loss where infermation is available to suggest that a
higher provision than the expected credit loss 1s required. In the current reporting period, an additional review of tenant debtors was
undertaken to assess recoverability in ught of the Covid-19 pandemic.

The Directors consider that the carrying amount of trade and other debtors 1s approximate to their fair value. There 1s no cancentration
of credit nsk with respect to trade debtors as the Group has a large number of customers who are paying their rent in advance. Further
details about the Group’s credit nisk management practices are disclosed in Note 17

14 Creditors

24z R

L o B . ~ . o o . 7 . . - B - . £m 7 b
Trade creditors 55 74
Other taxation and social secunty 27 28
Accruals 89 82
Ceferred incorme 58 nl
Lease lizbluties 7 -
Rental deposits due to tenants 17 14
I D1

Trade creditors are interest-free and have settlernent dates within one year The Directors consider that the carrying amount of trade
and other creditors i1s approximate to their fair value

15 Other non-current liabilities

2men il
e [rve

Leaze Lizbilities ’ ’ : o - - - - - - 156 o
154 92

During the current financial period, the Group adopted the new accounting standard IFRS 14, Leases. The lease liabilities recognised as
aresult of [FRS 16 represent £40m of the tatalin 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 Deferredtax
The movement on deferred tax is as shown below:

Deferred tax assets year ended 31 March 2020

FAarn Oaltad tn Cramstad 3 March
201y L gme 1o eguity 2o0u
777777 o o o o -~ £ £m Em _fm
Interast rate and currency derwvatwve revaluations 1 {1l -
Other timing differences & 1) - 5
7 {2) - 5
Deferred tax liabilities year ended 31 March 2020
e . R e Em M Em Em
Property and investment revaluations (&) - - 16
{6} - - 4}
Net deferred tax liabilities 1 {2] - (1)
1 A LTm credit in respect of the deferred tax asset, credited toincome, results from the change in the tax rate used to calculate the deferred tax to 197 [2018/19 17+
2 AfIm debitinrespect of the deferred tax Lability, debited to equity, results fram the change in the tax rate used to calculate deferred tax to 19/ (2018/19 1770)
Deferred tax assets year ended 31 March 2619
T Agrn lonred ra tMgmae
FRL e 209
. B ~ ir Lo i
interest rate and currency derivative reva.Jations 4 (3 - 1
Other timing differences 7 {1 - 6
1 [4) - 7
Deferred tax liabilities year ended 31 March 2019
- - t o L
Property and investment revaluations [7] 1 [&]
_ {7) - 1 1)
Net deferred tax assets i 4 (4] 1 1

The following corporation tax rates have been substantively enacted: 19% effective from 1 April 2017, The deferred tax assets and

liabilies have been calculated at the tax rate effective in the period that the tax 15 expected to crystallise.

The Group has recognised a deferred tax asset calculated at 19% (2018/19: 17%] of £4m [2018/19. £émlin respect of capitat losses from
previous years avallable for offset against future capital profit. Further unrecognised deferred tax assets in respect of capital losses of

£135m [2018/19. £123m)] exist at 31 March 2020.

The Group has recognised deferred tax assets on derwative revaluations to the extent that future matching taxable profits are expected
to anse. At 31 March 2020, the Group had an unrecognised deferred tax asset calculated at 19% (2018/19: 17%) of £52m [2018/19. £49m)

in respect of UK revenue tax losses from previous years.

Under the REIT regime, development properies which are sold within three years of completion do not benefit from tax exemption
At 31 March 2020, the value of such properties s £254m [2018/19: £148m] and if these properties were to be sold and no tax exemption

was avallable, the tax ansing would be £21m [2018/19: £11m)
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17 Netdebt

k. - £m
Secured on the assets of the Group - N -
5.264% First Mortgage Debenture Bends 2035 375 358
2.0055% First Mortgage Arrcrt.sing Debentures 2035 91 94
5 357% First Mortgage Uebenture Bonds 2028 249 252
Bank loans 1 515 512
Loan notes - 2
1,230 1,228
Unsecured
5.50% Senior Notes 2027 - 99
4.635% Senior US Dolar Notes 2621 2 180 168
4.766% Senior US Dollar Notes 2623 2 17 106
5.003% Semer US Dollar Notes 2026 Z 80 69
3.81% Seniar Notes 2024 113 "
3.97% Senior Notes 2026 115 113
0% Convertible Bond 2020 347 343
2.375% Sterling Unsecured Bond 2029 298 298
4 16% Semor US Dollas Notes 2025 2 89 78
2.67% Senior Notes 2025 37 37
2 75% Senior Notes 2026 37 37
Flecating Rate Senior Notes 2028 80 8C
Fleating Rate Senior Notes 2034 102 -
Bank loans and overdrafts 677 264
2,272 1,803
Gross debt 3 3,502 3,031
Interest rate and currency derivative liabilities 169 130
Interest rate and currency derivative assets 1231) [154]
Cash and short term depasits L5 {193 (242
Total net debt 3,247 2,745
Net debt attributable to non-controlling interests {107] (104]
Net debt attributable to shareholders of the Company T T 34 2,661
Amounts payzble under leases [Notes 14 and 15] 143 92
Total net debt lincluding lease liabilities) 3,410 2,857
Net debt attribatable to non-controlling interests (including
lease liabilities) (112} (109
Net debt attributable to shareholders of the Company
lincluding lease liabilities} 3,298 2,748
1 Thesz are non-recourse borrowings with no recourse for repayment to ather companies or assets in the Group
iy IaF
Zm L
Herewles Unit Trust 515 512
515 512

2 Principal and irterest on these barrowings were {ully hedged inte Sterling at a floating rale at the tirme of I1ssue.

3 The principal amount af gross debt at 31 March 2020 was £3.294m (201819 [2.881m) Included in this s the princpal amount of secured borrowings and other borrowings of

nan-recourse companies of £1,136m of which the borrowings of the partly-owned subsidiary, Mercules Unit Trust, not beneficially owned by the Group are £113m
Inzluded within cash and short term deposits s the cash and short term deposits of Hercules Unit Trust, of which £6rm s the proportion nat beneficially cwned by the Group

Ul e

Cash and deposits not subject ta a security interest amount to £173m {2018/19 £228m)
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Net debt continued
Maturity analysis of net debt

20
£

Féepayable. within one year and on demand 637
Between: one and two years 188 710
two and five years 829 ra
five and ten years 1,141 808
ter and fifteen years 107 305
tfteen and twenty years 400 465
2,845 2,932
Gross debt 3,502 3,031
Interest rate and currency dernvatives 162} [24)
Cash and shart term deposits (193] [242)
Netdebt 3,247 2765

0% Convertible bend 2015 [maturity 2020)

0On 9 June 2015, British 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 n respect

of the 2015 bonds.

Subject to thewr terms, the 2015 bonds are convertible into preference shares of the 2015 Issuer which are automatically transferred to
the Company in exchange for ardinary shares in the Company or, at the Company’s election, any combination of srdinary shares and
cash. Bondholders may exercise their conversion rnght 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 15 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 ta redeem the 2015 honds at parif the Campany's share price has traded above 130%
of the exchange price for a specified period, or at any time once 85% by norninal value of the 2015 bonds have beer canverted,
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 Group has the ability to repay these bonds via existing committed undrawn credit facilities.

Fair vatue and book vatue of net debt
2020

Fa.t valun Back yalne

Oitaren o

€in £m fmn m i £
Debentures and unsecured bonds 2,022 1,964 58 2036 190 12
Convertible bonds 347 347 - 343 343 -
Bank debt and other floating rate debt 1,197 1.191 784 778 6
Grass debt 3,546 3,502 b4 3,163 3,031 132
Interest rate and currency derivative liabilities 169 169 - 130 136
Interest rate and currency derivative assats (231 (231 - [154] (154) -
Cash and short term deposits {193} (193] - (242] (242) -
Net debt 3.311 3,247 b4 2,897 2,765 132
Net debt attributable to non-contralling interests {107) (107} - (105} (104) (1]
Net debt attributable to shareholders of the Company 3,204 3,140 54 2792 2,661 131

The fair values of debentures, unsecured bonds and the convertible bond have been established by obtaining guoted market prices
from brokers The bank debt and other floating rate debt has been valued assuming it could be renegotiated at contracted margins.
The dervatives have been valued by calculating the present value of expected future cash flows, using appropnate 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 far value 1s
equivalent to the book value. The fair value hierarchy level of debt held at amortised cost is level 2 [a¢ defined in Note 10).
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17 Net debt continued

Group loan to value (LTV]

Group loantovalue [LTVI ] ) B 28.5%  120%
Brnzipal amount of gross debt 3,294 2,88?
_ess debt attnibutakle to nan-controdirg interests [113] [172
_ess cash ard snart term deposits [balance sheet] [193) [242]
Plus cash attributable to non-contralling interests b 9
Total net debt for LTV calculation - 2.994 7,536
Group property pertfolio valuaton [Note 10] T 8,104 9,028
Irvastrents in joint ventures and funds (Note 11) 2,358 2,560
Otherinvestrments and property, plant and eauiprment [balance sheet] 131 151
Less preperty and investments attributable to non-controlung interests (2211 [317]
Total assets for LTV calculation 10,374 11,422
Praportionally consolidated toan to value [LTV)

U — - e R
Proportionally consolidated loan to value [LTV) 28.1%
Principal amount of gross debt 4,271 4,007
Less debt attributable to non-controlling interests (113 112)
Less cash and short term deposits (322] (402
Plus cash attributable to non-contrelling interests [ g
Total net debt for proportional LTV calculation 3,842 3,502
Group property portfolio vatuation (Note 10] a 8,106 2,028
Share af property of jo:nt vantures and funds [Nate 10 3,272 3,605
Other investments and property, plant and equipment (balance sheet) 131 191
Less property attributable to non-contrellirg interests (221] [317)

11,288 12,467

Total assets for proportional LTY calculation
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Net debt continued

British Land Unsecured Financial Covenants

The two financial covenants applicable to the Group unsecured debt including convertible bonds are shown below:

2020

117

£m brr
Net Burrov»iings not to exceed 175% of Adjusted Capital and Reserves 40% 29%
Principal amount of gross debt 3,294 2,881
Less the relevant proportion of borrawings of the partly-owned subsidiary/non-controlling interests [113] 12
Less cash and depasits {balance sheet) {193 [242]
Plus the relevant propartion of cash and depas:ts af the partly- owned subsidiary/non-controliing interests ] 9
Net Borrowings i 2,994 7536
Share capital and reserves (balance sheet] 7147 8489
EPRA deferred tax adjustment [EPRA Table A) I3 5
Trading property surpluses [EPRA Table Al 13 29
Exceptional refinancing charges (see below 199 216
Fanr value adjustments of hinancialinstrurnents (EPRA Table A) 141 13
Less reserves attributable to non-controlling interests (balance sheet) (112) [211)
Adjusted Capital and Reserves 7,394 8,841
In calculating Adjusted Capital and Reserves for the purpose of the unsecured debt inancial covenants, there 1s an adjustment of
£199m (2018/19: £216m)] ta reflect the curnulative net amartised exceptisnal items relating to the refinancings tn the years ended
31 March 2003, 2006 and 2007.
2026 209
R o _ Em,f,,, B e
!«Iet Unsecured | Ebfrt;ﬁ\fiﬁgg not te exceed 70% of Unencumbered Assets ) T T 30% 2%
Principal amount of gross debt 3,294 2.881
Less cash and deposits nat subject to a security interest theing £173m tess the relevant propartion of cash and deposits
of the partly-ownad subsidiary/non-controtling Interests of £4m) [149] (221}
Less principat amount of secured and non-recourse borrowings (1,158) [1.158]
Net Unsecured Berrowings ) 1,969 1,502
Group praperty portfolio valuation [Note 1U] 8,104 9,028
Investments in joint vertures and funds (Note 11] 2,358 2,560
Other investrments and property, plant and equipment [balance sheet] 131 151
Less investments In joint ventures 12,358) [2,560]
Less encumbered assets {Mote 10 (17,7334 12,134}
Unencumbered Assets 4,504 7,045
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17 Netdebt continued

Reconciliation of movement in Group net debt for the year ended 31 March 2020

20t Turhiilo Tiaratois
£ [S8) £m b
Shortterm DO'TO\:’U\H\;;IS T 99 [ 2” o 437 - ) 657_
Long term barrowings 2.932 507 [637} 21 37 5 2,865
Oervatives’ [24] 4 - {21} 121) - {62}
Total uabilities frormm financing activities- 3,007 390 - - 38 5 3,440
Cash and casn equivalents {242) 49 - - - - (193]
Net debt 2,765 439 - - 38 5 3,247
Reconciliation of mevement in Group net debt for the year ended 31 March 2019
" At o Savwa e s
. o iy e b
Shor: term barrowings 27 97 - - 77
Long term borrow:ngs 3,101 [99] 53 4 2,932
Derwatwes” S . 23 L L83l - (2¢]
Tota: Labilities from f nancing actv hes: 3151 - - (16l 4 3.007
Cash and cash eguivalents (108 - - - - [2472]
Net debt 3,046 - - (16) 4 2,765
1 Cash flows on derwatves include £ 17m or net receipts on derwative inerest
2 Cash flows on derivatives include £17m of net receipls an derrvative interest
3 Transiers comnprises debt maturing from long term to shart term borrowings
4 Cash flows af £390m shown above represents net cash flows on capifal payments in respect of interest rate derivative of (14m, decraase in bank and cther borrowings of

£18%n and drawdowns on bank and other borrowings of £376m shown in the consolidated staterment of cash flows, along with €17m of net receipts on denvative irterest
Cash ‘lows of £132m shown above reprasenis net cash flows on interest rate dervative closeouls of £1%m, decrease in tark and other barrowengs of £376m and
drawdowns on bank and cther borrowings of £446m shown in the consolidated staternent of cash flows, along wath £17m of net receipts on derwatie interest

wl

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.

on
Layel ? Tat sl T
2 4] [ ' e
Intersst rate and currancy dervatve assets - (231} ISR FXIT I 4]
Other investments - fair value through profit
or loss (Nate 12] {14} - (95} {111] [14] - {100] [114]
Assets T T (160 (231 951 (342) (14] (154] {100] 268!
Interest rate and currency denivative liabilities - 169 - 169 - 130 - 130
Convert.ble bonds 347 - - 347 343 - - 343
Liabitities o T 169 - 516 343 130 - 473
Total o3 162} {95) 174 329 [24] (100) 205
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

17 Net debt continued

Categories of financial instruments

22t e
Financiatassets o S
Amortised cost
Cash and short term deposits 193 242
Trade and other debtors [Note 13] L6 48
Other investrments (Note 12) 3 5
Fair value through profit or loss
Derwvatives 1n designated fair value hedge accounting relationships - 209 148
Derwvatives not in designated hedge account:ing relationships 22 6
Other investments [Naote 12) 111 M4
584 563
Financial liabilities
Amortised cost
Creditors (180) (208]
Gross dent {3,185) [2,688]
Lease liahilities [Notes 14 and 15! 1163) [97]
Fair value through profit or loss
Derivatives not In designated accounting relationships {1674 (126)
Convertible bond (347] (343)
Fair value through other comprehensive income
Derwatives in designated cash flow hedge accounting relationships' 12} [4)
{4,014) (3,461]
Total (3,430} 12,898

1 Dernvatrve assets and liabilities in designated hadge accounting relationships sit watiun the dervative assets ard derivat ve labilites balarnces of the consalidated
balance shest

2 Threfair value of dervative assets in designated hedge accountirg relationships represents the accumutated amcunt of fair value hedge adjustments an hedged ilems

Gains and losses on financial instrurments, as classed above, are disclosed in Note 6 [net iinancing costs), Note 13 [debtors),

the consolidated income staternent and the consolidated statement of comprehensive iIncome. The Directors consider that the

carrying amounts of other investments and head leases payable are approximate to their fair value, and that the carrying amounts

are recoverable.

Capital risk management

The capital structure of the Graup consists of net debt and equity attributable to the equity hotders of The British Land Cormpany PLC,
comprising 1ssued capital, reserves and retained earnings. Risks relating to capital structure are addressed within Managing risk in
delivering our strategy on pages 78 to 87. The Group's objectives, policies and processes for managing debt are set cutin the Financial
policies and principles on pages 75 to 77

Interest rate risk management

The Group uses interest rate swaps and caps to hedge exposure to the vanability in cash flows on floating rate debt, such as revolving
bank facilities, caused by movements in rnarket rates of interest. The Group's objectives and processes for managing interest rate risk
are set out in the Financral policies and principles on pages 75ta 77

At 37 March 2020, the fair value of these denvatives 1s a net Uability of £166m Interest rate swaps with a fair value of (E2m] have been
designated as cash flow hedges under [FRS 9.

The neffectiveness recognised in the income statement on cash flow hedges in the year ended 31 March 2020 was £ (2018/19: Erut]

182  British Land Annual Report and Accounts 2020




37 Netdebt continued

The cash flows eccur and are charged to profit and loss until the maturity of the hedged debt. The table below summarises variable rate
debt hedged at 31 March 2020

Variable rate debt hedged

£ i

Qutstanding:  at cne year T 855 1,155
at twa years 1,005 1,000
at five years 250 250
at ten years 250 230

Fair value hedged debt

The Group uses interesl rate swaps to hedge exposure on fixed rate financial labitities caused by moverments in market rates
of Interest,

At 31 March 2020, the fair value of these derivatives Is a net asset of £228m. Interest rate swaps with a fair value of £209m have been
designated as fair value hedges under IFRS 9 (2018/19: asset of £148m)l.

The cross currency swaps of the 2021/2023/2025/202¢6 US Private Placernents fully hedge the foreign exchange expesure 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 prefile - including effect of derivatives

ek INE
Fixed or capped rate o B o - ' 2317 22l
Variahle rate [ret of cash] 930 543

3,247 72,765

All the debt is effectively Sterling denominated except for £5m of USD debt of which £5m 1s at & vaniable rate (2018/1% £1m)

At 31 March 2020 the weighted average interest rate of the Sterling fixed rate debtis 3.2% (2018/19: 3.4%)]. The weighted average pericd
for which the rate is fixed 1s 8.0 years [2018/19. 8.9 vears). The floating rate debt 15 set for periods of the Company’s choosing at the
relevant LIBOR (or similar] rate.

Proportionally consolidated net debt at fixed or capped rates of interest

Farat 22
Spot basis ' - - B ) gl 8%
Average aver next five-year forecast period o ) 75%; _ 63%
Sensitsvity table - market rate movements
32 S
e 2ase Devrosne Irore aee BEN
Movemeni ininterest rates (bps) " sg 58 98 [g9)
Impact on underlying annual profit [£m] {12) 18 (9) 9
Movernent in medium and long term swap rates {ops)- 173 (173) 173 (173
Impact Gn cash flow hedge and non-hedge accounted dervative
valuatans [Em) 106 {at] 45 (62
Impact on convertible bond valuations (Em- 1 (1] 7 17)

1 The rmovernent used for sensitivly analysis reprasents the (argast annua. change in the three-maonth Sterung LIBOR over the {ast ten years This assumes LIBOR doesn't fal
below D4

2 This movement usad for sensitiity analys.s represents the targest annual change in the seven-year Sterling swap rate over the last ten years

3 The0* 2013 Convertible Bond 1= des gnated as fair value through profit or loss Prircipal components of the market value of this berd include British 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 1s to have no material unhedged net assets or abilities denominated in foreign currencies. The currency risk on
averseas investments is hedged via foreign currency denominated borrowings and derivatives The Group has adopted net investment
hedging in accordance with IFRS 9 and therefore the portion of the gain or loss on the hedging instrurnent that 1s determined to be an
effective hedge is recognised directly in equity The imeffective portien of the gain or loss on the hedging instrument is recogrised
immediately in the iIncome statement.

The table below shows the carrying amounts of the Group’s foreign currency denominated assets and babilities. Provided contingent tax
on overseas investments 1s not expected to occur it will be ignored for hedging purposes. Based on the 31 March 2020 posttion a 27%
appreciation {largest annual change over the last ten years) in the USD relative to Sterling would result in a £nil change (2018/19. £nil) in
reported profits

Euro denominated i .
USE dencovinated - o . — = 5 !

Credit risk management

The Group's approach to credit risk management of counterparties is referred to in Financial policies and prninciples on pages 75 to 77
and the nsks addressed within Managing risk in delivering our strategy on pages 78 to 87. The carrying amount of financial assets
recorded In the financial statermnents represents the Group’s maximurm exposure to credit risk without taking account of the value of any
collateral ebtained

Banks and financial institutions:

Cash and short term deposits at 31 March 2020 amounted to £193m [2018/19: £242m). Deposits and interest rate deposits were placed
with financial institutions with BBB+ or better credit ratings.

At 31 March 2020, the fair value of all interest rate derwative assets was £231m (2018/19, £154m)].

AL3T March 2020, prior to taking into account any offset arrangerments, the largest combmmed credit exposure to a single counterparty
arising from money market deposits, Liguid investments and dervatives was £94m [2018/19: £68m). This represents 0.8% (2018/19:
0.6%) of gross assets.

| he deposit exposures are with UK banks and UK branches of international banks
Trade receivables:

Trade recevables are shown in the balance sheet net of expected credit losses made for irrecoverable debtors, Expected credit losses
are calculated on initial recognition of trade receivables in accordance with IFRS 9, taking inte account historic and forward-looking
mforrnation See Note 13 for further details.

Liquidity risk management
The Group’'s approach to liguidity risk management is discussed in Financial policies and principles on pages 75 to 77, and the nisks
addressed within Managing risk in delivering our strategy on pages 78 to 87

The following tabie presents a maturity profile of the contracted undiscounted cash flows of financial labilities based on the earliest
date on which the Group can be reguired to pay. The table includes both interest and principal flows. Where the interest payable 1s not
fixed, the amount disclosed has been determined by reference to the projected interest rates implied by yield curves at the reporting
date. For dervatve financial instruments that settle on a net basis (e g interest rate swaps! the undiscounted net cash flows are shown
and for derivatives that require gross settlement (e.g cross currency swaps) the undiscounted gross cash flows are presented. Where
payment obligations are in fereign currencies, the spot exchange rate ruling at the balance sheet date 1s used. Trade creditors and
amounts owed to jaint ventures, which are repayable within one year, have been excluded from the analysis.

The Group expects to meet its hnancial labihties through the various available bguidity sources, including a secure rental income
profile, asset sales, undrawn commutted borrowing facilities and, in the longer term, debt refinancings.

The future aggregate mimimum rentals recevable under non-cancellable operating {eases are shown in the table on the following page.
Income from joint ventures and funds 1s not Included on the following page Additional Liguidity will arise from letting space in properties
under canstruction as well as from distributions received from joint ventures and funds
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17 Netdebt continued
Liguidity risk management continued

LA F_oraomg

Tt ol = Tata
LT . d i
Debt’ e o £38 179 s81 71,980- 337’_8
Interest on debt 20 81 215 356 742
Derwvative payrnents 1% 156 132 258 557
Lease Liabil-ty payrrents 11 10 25 465 511
Total payments o 750 426 953 1,059 5.188
Oarivative receipts {31) {207} {179} {193) (610!
Net payment N 71% 219 774 2,864 4,578
Operating leases wth tenants 406 342 724 911 2,383
Liguidity [deficit) surplus {313} 123 156} {1,955) {2,195]
Cumulative liquidity deficit {313] {190) (2404 [2,195)
i,;r: l| | o .
Cebt’ ' 100 1,505 2,943
Interest on debt 89 386 771
Dernvative payments 11 243 534
Head iease payments 3 382 397
Total payments ' 203 833 1,123 2514 4,645
Dervative receipts {24] [27) (334) (180) (5¢7)
Net payment o 177 776 789 2336 4,078
Operating leases with tenants ] 413 387 875 1.307 2,983
Liguidity surplus (deficit] o 236 (389] 87 (1.029] (1.095]
Cumulative liquidity surptus {deficit] 236 (153} [66] [1,095)

1 Gross debt of £3,502rr (2018/19 £3.031m] represents the total of £3378m (2018/19 {2,943mi, leas unarmortised «ssue costs of £13m {2018/19 £12m), plus fair value

adjustments to debt of £134m (2018/19 £100m]

Any shart term liguidity gap between the net payments required and the rentals receivable can be met through other liquidity sources
available to the Group, such as cormmutted undrawn borrowing facilities. The Group currently haids cash and short term deposits of

£192m of which £173m 15 not subject to a security interest (see foatnote 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 s valued externally at £8,106rm 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

2021 a7

. o o . o o CrT_\_ e
Matunty date:  over five years 50 275

between four and fve years 1,044 837

between three and four years - 86
Total faciities avaitable for more than three years 1,096 1.193
Between twa and three years 20 435
Batween one and two years - -
Within one year - -
Total 11186 1,628
The above facilities are comprised of British Land undrawn facilities of £1,096m plus undrawn facilities of Hercules Unit Trust
totatling £20m.
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18 Leasing

Operating leases with tenants

The Group leases out alf of its investrment properties under operating leases with a weighted average lease length of six years {2018/19:
six years] The future aggregate minimum rentals recewvable under non-cancellable operating teases are as follows:

4N P

m £m
Less than one year T T T T e a1
Between one and two years 342 g7
Between three and five years 724 876
Between six and ten years 638 792
Between eleven and fifteen years 192 314
Between sixteen and twenty years 52 m
After twenty years 29 70
Total ] 2,383 2,983

Lease commitments
The table below reconciles the difference between the presentation of operating teases under IAS 17 and IFRS 16 as at 31 March 2019

%%tmgﬂaase commitments as at 31 March 2019 58
Discounted using the iIncremental borrowing rate at the date of \nitat application 35
Add- IIinance lease latilities recognised as at 31 March 2019 g7
Lease Liability recognised at 1 April 2019 ) h ’ 147

The Group’s leasehold investment properties are typically under non-renewable leases without significant restrictions. Lease Liabilities
are payable as follows; no contingent rents were payable in either period. The lease payments mainly relate to head leases where the
Group does not own the freehold of a property The lease payments 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.

L WL T .
Mimmuem A N, ’
lease tegaz

HayImants fniere gt Primopat TaynInts nh=r=ct gl
I - B g Em o Em e oo L
British Land Group
Less than one year 1 4 7 3 3 -
Between one and two years 10 4 4 3 3 -
Between two and five years 25 12 13 9 9 -
More than five years i 465 328 137 382 290 72
Total N 511 348 163 397 305 52
Less future finance charges ] {3481 [308]
Present value of lease obligations 163 92
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19 Dividends

As announced on 26 March 2020, the Board deems it prudent to temporanly suspend future dindend payments, including the third

interim and final dividend that were due for payment in May and August respectively.

ARFIT s required to pay Property Income Distrnibutions [PIDs) of at least 90% of the taxable profits from its UK property rental business
within twelve months of the end of each accounting period and we are discussing an extension to this deadline with HMRC White 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 anses as a consegquence of Cowd-19 The Group
comfortably passes all other REIT tests and intends to remain a REIT for the foreseeable future.

PID diwvidends 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 abte to elect to receve dividends gross. Please refer to our website www.britishland corn/dividends

for details

Payment date

Currentyear dividends

Dividend

07 02 2020 2020 2nd interim 7.9825 74
a8 112019 2020 Tst interim 75825 74
1597
Prior year dividends
02.08.201¢9 2619 4tk interim 7Y 73
03.05.201% Z019 3rd interim 775 T4
08.02.2019 2019 2nd interim 7.75 74
09.11.2018 Z201% 1st interim 7.75 74
31.00

03.08.2018 2018 4thinterirm 7.352 74
04.05.2018 2018 3rd interim 7.52 74
Dwidends in consolidated statement
of changes in equity 295 298
Dvdends settled in shares - -
Dimdends settled in cash o 295 298
Timing difference rew@ting to payrment
of withholding tax - -
Dividends 1n cash flow staterment o 295 298
1 Dradend splt hall P.D, hatf non-PIC
20 Share capital and reserves

2000
Numper of ordinary shares inissue at T Aprit I T ss0,589.072 9938571725

Share ssues 1,144,135 404,377
Repurchased and cancelled ) (23,795,110) (33,672 430)
At 31 March 937,938,097 960,589,077

Cf 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 11,264.245) and 924,664,476 shares were n free 1ssue [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
23795110 ordinary shares at a weighted average price of 525p.

Hedging and translation reserve

The hedging and translation reserve comprises the effective portion of the cumulative net change in the fair value of cash flow and

foreign currency hedging instruments, as well as all foreign exchange differences arising from the translation of the financial
statements of foreign operations. The foreign exchange differences also include the translation of the labitities that hedge the
Company's net investment in a foreign subsidiary.

Revaluation reserve

The revaluation reserve relates to owner-occupied properties and investments in joint ventures and funds.
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20 Share capital and reserves continued

Merger reserve

This comprises the premium on the share placing in March 2013, No share premium is recorded in the Company's financial
statements, through the operation of the merger relief provisions of the Companies Act 2006.

At 31 March 2020, options over 3,949,662 ordinary shares were outstanding under employee share option plans. The options had a
weighted average life of 5.9 years. Details of outstanding share options and shares awarded to employees including Executive Directars

are set out below and on the following page:

A1 An X At 1 March
Dateofgrant = . & aved o onete 2021 L Trom 2
Share options Sharesave Scheme S o o
?23.06.14 77,810 - - [11,461) {66,349) - 57400 01.09.19 11.03.20
220615 h14 - - - 514) - AF7 00 mog18 010319
22 0615 11,404 - - - (6,025] 5,379 697.00 010920 01.03.21
200614 31,570 - - - [28,610) 2,960 408 00 01.09.19 010320
20.06.16 18,747 - - - [7,399) 11,348 408.00 010921 0r.03.z22
210617 200,355 - - {2,854) [85,002) 112,499 508.00 01.02 20 01.03 21
21.06.17 67,843 - - (4,133 [42,513) 21,197 508.00 01.09.22 01.0323
29.06 18 112,254 - - [336) (04,786} 56,932 549.00 11.09.21 01.03.22
290618 41,135 - - 6911 126 K14} 33,978 R45 100 01.09.2% 01.03.24
180619 - 301,744 - - (17,0421 284,702 43500 01.09.22 01.03.23
18.06.19 - 154,8C3 - (689! [11,034] 145,080 43500 0109 24 01.03.25
581 ,_<§3£ 458547 ; - [20,364)  [345,792] 674,025
Long Term Incentive Plan - options vested, not exercised
29.06 09 2,582 - - - [2.582) - 387.00 290612 260917
2712 0% h6,738 - - 113,457 43,441) - 44600 211212 21.12.19
11.06.10 1,112,008 . - [1.077.750) - 34,258 447 00 11.06 13 11.06.20
141210 40,576 - - 6786) {7,047] 32,853 510.00 141213 14.12.20
28 06.11 799,302 - - [1,912] [2,191] 795,199 57500 28.06.14 28.06 21
191211 53,848 - - 12,438] [2,793] 48,617 45100 12.12.14 191221
14.0%.12 809,583 - (1.152] [9.628] 798,803 535.00 145 14,0722
201212 46,763 - - [4,340) [3.410) 39,013 5463.00 20.12.15 2012722
050813 194,410 - - - (14,160] 180,250 601.00 050814 05.08.23
05.12 13 155,210 - - - [21.632] 133,578 4C0.00 0512 14 051223
28 06.17 26,540 - 69,672 - - 94,212 51717 280620 280627
T 3,297,760 - 69,672 (1,101,765 [106.884] 2,158,783 '
Long Term Incentive Plan - unvested options
220616 1,214,693 - - 1,214,693 - 730.50 220619 22.06.26
280617 1,130121 - - [67,672) 127.537] 1,032.912 A1717 28.06.20 28.06.27
260618 83,742 - - - - 83,942 5871 40 2606 21 26,0628
T 2,428,756 - - [69.672) (1,242,230] 1,114,854
Total 6,308,180 458547 69,572 (1,191,801} [1,694,906] 3,949,662 ’
Weighted average exercise '
price of options [pence] 587 435 817 459 676 583
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20 Share capital and reserves continued

Date of grant

Performance Shares Long Term Incentive Plan

T

A

22.06.14 1,071,553 - - 11,071,555 - TANS0 220619
28.06 17 1,716,702 - - 58997) 1,657,709 61717 280620
26.06.15 1,053,340 - - [14,990] 1,836,370 68140 260621
230719 - 1079539 - 138.951] 1,040,588 53560  23.07.29
3,841,617 1,079,539 = [7186,489] 3,734,667
Restricted Share Plan
260618 627,987 - - (37811 590171 68140 260621
19.06 19 - 823,747 - (61469 762,293
527982 823,762 - [99.280] 1,352,464 __
Matching Share Plan
29.06.16 B 293,732 - - 293732 - 80400 260619
T 293,732 - - 293,732 -
Total B 4763331 1,903.3071 - [1.579.5011 5,087,131
Weighted average price of shares [pence] 665 537 - 689 609

2% Segment information

The Group allocates resources to investment and asset management according to the sectors it expects to perform over the medium
term Its three principal sectors are Offices, Retait and Canada Water. The Retail secter includes leisure, as this is often incarporated
into Retail schemes, The Other/unallocated sector includes residential properties,

The relevant gross rental income, net rental income, operating result and property assetis, being the measures of segment revenue,

segment result and segment assets used by the management of the business, are set out on the following page. Management reviews
the performance of the business principally on a proportionally consolidated basis, which includes the Group's share of joint ventures
and funds on & line-by-line basis and excludes non-contralling interests in the Group's subsidianes, The chief operating decision maker

for the purpose of segment information Is the Executive Commuttee,

Gross rental income 1s derived from the rental of buildings Operating result is the net of net rental income, fee iIncome and
administrative expenses No customer exceeded 10% of the Group's revenues in either year.
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21 Segment information continued

Segment result

o e Heis s
20520 s 2070 R 2621
. o ‘ Lae :1,. [

Gross rental income

British Land Group 166 150 236 260 g 4 4 415 423

Share of joint ventures and

funds kA 70 7 83 - - - 142 153

Total 237 220 307 343 9 4 557 576

Net rental income

British Land Group 145 139 189 2238 8 4 4 346 390

Share of joint ventures and

funds 63 b6 66 76 - - - 129 142

Total 208 208 255 314 8 [A 475 532

Operating result

British Land Group 144 132 193 235 3 {421 [42] 300 329

Share of joint ventures and

funds 57 61 60 71 - - - 117 132

Total o 2043 193 253 306 T2l 47 AV
Zu2n R

Reconciliation to Underlying Profit €m £

Operatng result T T B o - ) a7 461

Net financing costs (1 [121;

Underlying Profit 304 340

Reconciliation to loss on ordihary activities before taxation

Underlying Frofit 306 340

Capital and other 11,4341 (6711

Underlying Profit attributable to non-controlting interests 12 12

Loss on ordinary activities before taxation {1,114) [319)

Reconciliation to Group revenue

Gross rental income per operating segment result 557 576

Less share of gross rental iIncorme of joint ventures and funds 1142} {153

Plus share of grass rental income attributable to non-controlling interests 18 16

Gross rental income [Note 3| 433 439

Trading property sales proceeds 87 350

Service charge Income b4 76

Management and performance fees (from jo'nt ventures and funds] 8 7

Other fees and commissions 21 32

Revenue [consolidated income statement] 613 904

A reconciliation between net financing costs m the consclidated incorne staterment and net financing costs of £111m (2018/1% £121m)
in the segmental disclosures above can be found within Table A in the supplementary disclosures Of the total revenues above,

Crul [2G78/19 Enil) was derived from outside the UK.
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21 Segmentinformation continued

Segment assets

Property assets

British Lard Group 4,470 4,295 2,960 4,053 364 303 147 109 7.941 876"

Share of joint ventures and

funds 2,323 2012 913 1,524 - - - 19 3,234 3,953
Total ) 4,793 6.3C8 3,873 5,577 364, 303 147 128 11,177 12,314

Reconciliation to net assets

British Land Group o o

Property assets 7 o o 1,177 123\5

Other non-currentassets 131 51

Non-current assets i 11,308 12447
Other ret current Liablities {241} 1297
Adjusted net debt 13,854}  (3,321)
Other non-current babilities - -

EPRA net assets (diluted) 7,213 8,649

Nan-controlling interesis 112 2N

EPRA adjustments [178) [171
Net assets 7.147 8,689

22 Capital commitments

The aggregate capital commitments to purchase, construct or develop investment property, for repairs, maintenance or enhancements,
or far the purchase of investments which are contracted for but not provided, are set out below:

235

British Land and subsidiaries 72 177
Share af jaint ventures 54 11
Share of funds - 1

T 128 259

23 Related party transactions

Details of transactions with joint ventures and funds are given in Notes 3, 6 and 11. During the year the Group recognised joint venture
management fees of £8m (2018/19: £6m). Details of Directors’ remuneration are given in the Remuneration Report on pages 118 to 133
Detalls of transachions with key management personnet are provided in Note 8. Details of transactions with The British Land Group of
Companies Pension Scheme, and other smaller pension schemes, are given in Note 9.

24 Contingent Liabilities

Group, joint ventures and funds

The Group, joint ventures and funds have contingent Labilities in respect of legal claims, guarantees and warranties arising in the
ordinary course of business. It 1s not anticipated that any material labilities will arise from these cantingent liabilities.

AREIT 1s 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 period. Following the temporary suspension of future dividends to best ensure we
can effectively support our custorers who are hardest hit and protect the long term value of the business as a result of Covid-12, we
are discussing an extension to this deadline with HMRC. Whitst we intend to pay the required PID amount within the agreed extended
deadline, we have agreed with HMRC that any underpayment of the PID reguired would mstead be subject to corporation tax at 19%
provided that it anses as a consequence of Covid-19. Atotal of £37m of corporation tax would be due by 31 March 2021 1f ne further PlDs
were paid by this date in respect of the year to 31 March 2020 and no extension is agreed.
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25 Subsidiaries with material non-controlling interesis

Set out below 1s summarised financial information for each subsidiary that has non-controlling interests that are matenal 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

2040 2U0E

£mn Lir
Loss on ordinary activities after taxation ] T T I - )
Attnibutable to non-controlling interests ) ) (87 [29]
Attributable to the shareholders of the Company [279) [93]

Summarised balance sheet as at 31 March

o022

Total assets 415

Total Liabilities {564} (541

Net assets ) - ) 438 BS54

Non-cantrolling interests ) ) [112] [211)

Equity attributable to shareholders of the Company 3246 543
Summarised cash flows

_':r,,irfw ' T,,u;‘ e —

218 21

£m [t}

Net decrease in cash and cash equivalents ] B B R T ]

Cash and cash equivalents at 1 April ’ 40 43

Cash and cash equivalents at 31 March ) ) 29 40

The Hercules Unit Trust is a closed-ended property Unit Trust The unit price at 31 March 2020 15 £280 (2018/19. £563). Non-controlling
interests collectively own 21.9% of units in issue. The British L and Company PLC owns 78.1% of units in issue, each of which confer
equal voting nights, and therefore 1s deemed to exercise control aver the tryst.

26 Subsequent events

After the year end, one of the bank facilities in HUT which was due to mature in September 2020 was refinanced with an extended
facility to December 2023. The Group exchanged and completed on the sale of our share of a portfolio of reversionary interests
n Sainsbury’s superstares for £102m.
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27 Audit exemptions taken for subsigiaries

The following subsidianies 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.

N

17-1% Bedford Street Limitad

18-20 Craven Hill Gardens Limited

20 Brock Strest Limited

Adarmant Investmant Corparatian & mited
Aldgate Place [GP) Lirmited

Bayeast Property Co L-mited

BF Prapco {No. 1} Limited

BF Propco {No. 3! Limited

B= Propco [No. 4t L.mited

BE Propco (No. 5) Lamited

Bf Prapeca (No.13) Lirmited

B CW Holdings No2? Company Limited

BL {SP] Cannon Street Limited

8L Aldgate moldings Limited

Bl Broadgate Fragment 1 Limeted

BL Broadgate Fragment 2 Limitad

BL Breadgate Fragment 3 Lirmited

BL Broadgate Fragmeant 4 Linted

BL Broadgate Fragment & Limited

BL Broadgate Fragment 6 Limited

BEL CW Developments Limited

BL CW Developments Plot AT Limited

BL CW Developments Plat A2 Lirmited

BL CW Davelopments Plot 01/2 Company Limited
EL CW Developments Plot K1 Company Limited
BL CW Developmients Plots H1 HZ Company Limited
[

EL CW Developments Plots L1 L2 L3 Company
Limited

BL Edar Walk Limited

BL Goadman [LP] Limited

BL GP Chess No. 1 Lirmted

BL Guaranteeco Limited

BL HC (DSCLI) Limited

B_ HC Health And F.tness Holdings Limited
BL HC Invic Lelsure Lirmited

3L HC Property Holdings Lrmited

BL Health Clubs PH No 1 Lirmited

BL Health Clubs PH No 2 Limited

BL High Street and Shopping Centres
Holding Limited

BL Holdings 2310 Limited

BL Osnaburgh St Residential Limited

BL Paddington Hetding Company 1 Limited
BL Paddington Holding Company 2 Limited
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property & Limited

BL Piccadilly Res.dential Limeted

BL Piccadilly Residential Retall Limited

BL Shoreditch Development Limited

BL West End Investrnents Lirnited
Blackglen Limited

Blaxemull [Twenly-ine] Limited

07298971
07667835
074014697
00775149
07829315
00435800
05270158
05270194
05270137
05270219
05270274
07447834
£2283020
05876405
05400407
0940054 1
09400417
02400409
094004173
09400414
10664198
10782150
10782335
10997879
10997465
12141287

12140906
10620935
05056902
08572585
0540333%
04290601
04374665
02464159
06894046
05643248
09643261

04002148
07353966
06874523
11863703
11863746
1863429
1863540
1863747
11863835
08707494
09117243
05326670
07793483
05482088
05279010

1
1
1

N

B..D (Ebury Gata] Lirmited

BLD {SJ) Investrrents Limited

BLO (S]] cirmited

BF Properties [Na 4) Limited

BL Department Stares Holding Company Limiteo
BLO Property Holdings Limited
BLSSP [PHC 5] Limited

BLU Sacurnties Limited

Boldswitch Lirmited

British Land City Offices Limited
British Land In Town Retail Limited
British Land Offices (Non-City] Limited
British Land Offices Limited

Eritish Land Offices No.1 Limited

British Land Superstares [Non Securitised] Number
2 Lirmited

British Land Departrnent Stores Limited
Broadgate Praperties Limited

Cavendish Geared Lirmited

Cornish Residential Property Investments Lirmited
Elermentwirtue Limited

Hempel Holdings Limited

Hernpel Hotels Limited

Hyfleet Limited

Insistmetal 2 Limited

Linestalr Limited

tongford Street Residential Lirmited
Maorage [Property Developments] Limitad
Osnaburgh Street Limited

Farwick Haldings Limited

PC Canal Limited

Piliar [Cricklewood] Limited

Piltar Auchuniea Limited

Pillar Dartford ~Ne. 1 Limetted

Pillar Developments Limited

Pillar Estates No.2 Limited

Pillar Kinnaira Limited

Pillar Nugent Lirmited

Pillar Projects Lirnited

Plymaouth Retail Limited

Regent’s Place Holding T Lirmited
Regent’s Place Helding 2 Limited
Regent's Place Hold ng Company Limited
Regents Place Managament Company Limited
Regents Place Residential Limited
Shopping Centres Limited

Shoreditch Support Limited

Surrey Quays Limited

TBL [Lisnagelvin] Limited

TBL [Maidstorel Lirmted

TBL Properties Limited

Teesside Leisure Park Limited

The Liverpool Exchange Company Lirmited
Tupside Straet Limited

03863857

04484750
02924321
05270289
06002135
60823%07
04104061
0332304°
02307094
03946069
03325065
02740378
02725156
02338232

06514282
05312242
01982350
02779045
13523833
05423035
05341380
02728435
0283591%
04181514
15656174
08700158
01185513
05886735
06049168
09712919
02567025
02461047
04385738
02850421
0278337%
02931054
02567031
024447288
10368557
11864369
11864307
10068705
07136724
11241644
02230056
023560815
05294243
03853983
03854615
03863190
02672136
00490255
11253428
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FINANCIAL STATEMENTS CONTINUED

Notes to the accounts continued

27 Audit exemptions taken for subsidiaries continued

TUMTAN Dok e Somzar esronas

\«-_.m-v L =g . l;: fNamra L . B TRy e mEsr
TPP Investments Limited 04843814 Wardrabe Place Limited 10483257
United Kingdom Property Company Limited 00266486 Wales City of tondon Properties Limited 01788526
Vicinitee Limited 04106142

The following partnerships are exermpt from the requirements to prepare, publish and have audited individual accounts by virtue
of regulation 7 of The Partnerships [Accounts] Regulations 2008 The results of these partnerships are consolidated within these
Group accounts.

Nariz MNarm

BL Shorediten Limited Partnership “Paddington Cantrat ) Limited Partnarship o
BL CW Lower Limited Partnership Paddington Central Il Limited Partnership

BL CW Upper Limited Partnership Paddington Krask Limited Partnership

BL Lancaster Limited Partnership Power Court Luton Limited Partnership

Hereford Shepping Centre Limited Partnership The Aldgate Place Limited Partnership

Faddington Black A Limited Partnership The Hercules Property Limited Partnership

Paddington Block B Limited Partrership
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Company balance sheet

As at 31 March 2020

Fulld

Fixed assets

l[avestments and loans to subs diaries D 34,800 27.82°
Ivestments 10 joint ventures D 404 397
Cther investrmeanis D 31 25
Interest rate derwarve assets E 23 153
Deferred tax asse! 5 7

35471 28407

Current assets
Dzbtors G 13 5
Cash ard short term deoosits = 142 187
155 187
Current liabilities
Short tarm borrowings and overdrafts E ] (9%
Creditors H (711 {12¢]
Amounts aue to sLbsidiaries (28,682} [20,788)
128,7581 [(21,011)
Net current Liabilities 128,603) (20,824]
Total assets less current liabitities 6,868 7,583
Non-current liabilities
Debentures ana loans E {2,635! (2,075
Interest rate der vative Labilities E [165) [127)
{2,800} (2,202)
Net assets 4,068 5,381
Equity
Called up share capital 234 240
Share premium 1,307 1,302
Other reserves {5} {sl
Merger reserve 213 213
Retained earnings 2,319 3.63°
Total equity ~ 4,068 5,381

The loss after taxation for the year ended 31 March 2020 for the Company was £896m [year ended 31 March 2019 £307m profit).

{. dhon ;i

Tim Score Simon Carter
Chairman Chief Financial Officer

Approved by the Board on 26 May 2020
Company number 621920
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FINANCIAL STATEMENTS CONTINUED

Company statement of changes in equity

For the year ended 31 March 2020

~ar- Mer gt s Total
EHILEN LT a cua.r 2uITy
e - S . LA
Balance at 1 April 2019 240 213 3,631 5,381
Share 1ssues - 5 - - - 5
Purchase of own shares {6} - - - [119) (125}
Dwvidend paid - - - - [295) {295]
Fair value of share and share cption awards - - - - (2] (21
Loss for the year after taxation - - ~ - (8%6) {8%4)
Balance at 31 March 2020 234 1,207 _ (5] 213 2,319 4,068
Balance at 1 Apnl 2018 248 1,300 (5) 213 3,822 5078
Share issues - 2 - - - 2
Purchase of own shares 8] - - - [196] (204]
Dvidend paid - - - - [298] (298]
Fair value of share and share option awards - - - - (4] 14]
Profit far the year after taxation - - - - 307 307
Balance at 31 March 2019 240 1,302 [5) 213 3,631 5,381

The value of distributable reserves within the profit and loss account 1s £918m (2018/19. £1,846m]
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Notes to the financial statements

{Al Accounting policies

The financial staternents for the year ended 31 March 2020 have been prepared on the historical cost basis, except for the revaluation of
derwatives which are measured at fair value. These financial statements have also been prepared in accordance with Financial
Reporting Standard 101 Reduced Disclosure Framework (FRS 1071 The amendments to FRS 101 (2015/14 Cycle]issued in July 2016
and effective immediately have been apphed

In preparing these financial statements, the Company applies the recognition, measuremeant and disclosure requirements of
International Financiat Reporting Standards as adopted by the EU [‘Adopted IFRSs’], but makes amendments where necessary in order
to comply with the Companies Act 2006 and has set out below where advantage of the FRS 101 disclosure exernptions has been taken.

The Company has taken advantage of the following disclosure exernptions under FRS 101.

E)
(b]
[c]
(d]

(e

(f)

(3
[h
(1]

the requirements of }AS 1 to provide a balance sheet at the beginning of the period in the event of a prior penod adjustment
the reguirements of IAS 1 to provide a statement of cash flows for the period

the requirements of 'AS 1 to provide a statement of compliance with IFRS

the reguirements of 1AS 1 to disclose infoermation on the management of capital

the requirements of paragraphs 30 and 31 of IAS 8 Accounting Policies, Changes in Accounting Estimates and Errors to disclose
new IFRSs that have been 1ssued but are not yet effective

the requirements In 1AS 24 Related Party Disclosures to disclose related party transactions entered inte between two or more
members of a group, provided that any subsidiary which 1s a party to 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 compensation
the requirements of IFRS 7 to disclose financial instruments

the requirements of paragraphs 91-9% of IFRS 13 Fair Value Measurement to disclose infarmation of fair value valuation techniques
and inputs

New standards effective for the current accounting peried do net have a material impact on the financial statements of the Cormpany.
These are discussed in further detail below
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

IFRS 16 - Leases

The Company adopted IFRS 14, Leases, during the year ended 31 March 2020. IFRS 16 supersedes the existing accounting gurdance 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 1n almost all leases held as lessee being recognised an the balance sheet as the distinction between
operating and finance leases 1s rermoved The Company does not hold any material leases as lessee, therefore the standard has not had
a material impact on the balance sheet ar loss for the year.

Gaoing concern

The financial statements are prepared on a going concern bassis. The balance sheet shows that the Company has net current liahilities.
This results from loans due to subsidiaries of £28,682m which are repayable on dermand and therefore classified as current amtibes.
These Liabilities are not due to external counterparties and there is no expectation or intention that these loans will be repaid within the
next twelve months. As a consequence of this, the Directors feel that the Company 1s well placed to manage 1ts business risks
successfully despite the current economic cimate, Accordingly, they believe the going concern basis 1s an appropnate 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 subsidianes and joint ventures are stated at cost less an expected credit loss on the balance i accordance
with IFRS 9 The expected credit loss on the balance 1s immaterial

Significant judgements and sources of estimation uncertainty

The key source of estimation uncertainty relates to the Company’'s investments 1n subsidiaries and jomt ventures. In estimating the
reguirement for impairment of these investments, management make assumptions and judgements on the value of these investments
using iInherently subjective underlying asset valuations, supported by independent valuers.

[B] Dividends
Details of dividends paid and proposed are included in Note 19 of the consolidated financial statements.

{C} Emptoyee information

Employee costs include wages and salanes of £36m [2018/19. £38m), social security costs of £4m (2018/19. £5m) and pensron costs of
£4m [2018/19: £4m). Details 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.

{B) Investments in subsidiaries and jomnt ventures, loans to subsidiaries and other investments

Shar=s 7 mametd Iwmsrs i n Ttre
I S Y Skeda oca o TR wIATL es TN Tota
777777777777 . o o o o o o o £ fr s £m
On 1 Apnit 2019 S o ' T '\@7[52 ' Eﬂ? T ey Tae 7T 58,2»’.7
Addrtions - 9.483 7 & 9,496
Disposals 846) [723) - - 11,569
Depreciatian/ amortisation - - - [4] 4]
Proviston for impairment ) - [235] - - (9351
As at 31 March 2020 ) ) ' 18,856 15,944 404 3 35,235

The historical cost of shares in subsidiaries 1s £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 outin Note 11 of the
consclidated finanoial staternents. The hustonical cost of other investments s £57m (2018/19 £51m).
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[E) Netdebt

23z
Secured on the assets of the Company
5 264% First Mortgage Detenture Bonds 2035 375 368
5 0CES% First Mortgage Amortising Cebertures 2035 91 P4
5357% First Mortgage Debenture Bonds 2028 L v
715 _7e
Unsecured ) B
550% Sen cr Nates 2627 - 39
4.632% Senicr US Dollar Notes 20217 180 148
4 766% Semor US Dollar Notes 2023 117 106
5.003% Semer US Dallar Notes 2026 80 69
281% Senior Notes 2026 113 m
2.57% Serior Notes 2026 115 13
2.375% Sterling Unsecured Bond 2029 298 298
4.16% Senior JS Doilar Notes 2025 B89 78
7 7% Senior Notes 2025 a7 37
2.759% Senior Notes 2024 37 37
Floating Rate Senior Notes 2028 80 80
Floating Rate Senior Notes 2034 182 -
Bank loans and overdrafts 677 264
1,925 1,440
Gross debt 2,640 AL
Interest rate and currency dervative uabilities 145 127
Interest rate and currency dervative assets [231] [153]
Cash and short tarm depasits [142) (182)
Net debt - 2,432 1966
I Prinzipal and interest on these borrowings were fully hedged into Sterling at a fleating rate at the ime of 1ssue
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

[E] Net debt continued

0% Convertible bond 2015 [maturity 2020)

On 9 June 2015, British Land [White] 2075 Limited [the 2015 Issuer], a wholly-owned subsidiary of the Company, issued £350 mitlion
zero coupon guaranteed cenvertible bonds due 2020 (the 2015 bonds] at par. The 2015 Issuer 15 fully guaranteed by the Company in
respect of the 2015 bonds.

Subject to their terms, the 2015 bonds are convertible into preference shares of the 2015 issuer which are gutomatically transferred to
the Company in exchange for ordinary shares in the Company or, at the Company’s election, any cormbination of ordinary shares and
cash. Bondholders may exercise their conversion right at any time up te but excluding the seventh dealing day befare ¢ June 2020

[the matunity datel, a bondhclder may convert at any time.

The mitial exchange price was 1103.32p per ordinary share The exchange price 1$ adjusted based on certain events [such as the
Company paying dividends in any quarter above 3.418p per ordinary share). As at 31 March 2020 the exchange price was 975.09p per
ordinary share.

From 30 June 2018, the Company has the oplion to redeern the 2015 bonds at par if the Company’s share price has traded above
130% of the exchange price for a specified pernod, 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 datel If they have not
already been converted, redeemed or purchased and cancelled.

The intercompany loan between the [ssuer and the Company arising from the transfer of the loan proceeds was initially recognised at

fair value, net of caprtalised 1ssue costs, and 1s accounted for using the amortised cost methed. In addition to the intercompany lean, !
the Company has entered into a dervative contract relating to 1ts guarantee of the obligations of the Issuer in respect of the bonds and

the cornrmitrnent to provide shares or a cornination of shiares and cash on conversion of the bonds. This dervative contract 1s included

within the balance sheet as a lability carred at fair value through profit and loss.

Maturity analysis of net debt

2300 PRY

i . e e e » . o £ o 5 :’M,,
Repayable within cre year and an dernand S o o 5 99
belween: one and two years 188 17
twe and five years 599 479

five and tan years 1,141 808

ten and fifteen years 107 306

fifteen and twenty years 600 465

2,635 2075

Gross debt 2440 2074
Interest rate dervatives [66) [26]
Cash and short term deposits 11421 82
Net debt 2,432 1.966

IF} Pension

The Brtish Land Greup of Companies Pension Scheme and the Defined Contribution Pension Scheme are the principal pension
schemes of the Company and details are set out in Note 9 of the conscolidated financial staternents
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(G] Debtors

Trade and other deptors 13 "
Frepayments ard accruea income - 1
) - B ) T 13 5
(K] Creditors
- “em -
Trade creditcrs ’ T T T o Tmmrmy Tib
Carparaticn tax 15 25
C:hertaxaticn and social security 21 25
Accruals and deferred income 29 30
71 S

(I} Share capital

Issued, called and fully paid

At April 2039 240 244,589,072
Share 1ssues - 1,144,135
Repurchased and cancelied 6} {23,795,110}
At 31 March 2020 234 ﬁ_937,938,097
Issued, called and fully paid

At 1 April 2018 248 793,857,125
Share 1ssuas B 404,377
Repurchazed and cancellad (8] [33,672,430]
At 31 March 2019 240 760,589,072

{J]1 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 maternial lahilities will arise
from the contingent Liabilities.

A REIT is required to pay Property Income Distributions [P1Ds] of
at teast 90% of the taxable prefits from its UK property rental
bustness within twelve months of the end of each accounting
period, Following the temporary suspension of future dividends to
best ensure we can effectively support our customers who are
hardest hit and protect the long term value of the business as a
result of Covid-19, we are discussing an extension to this deadline
with HMRC. Whilst we intend 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
consequence of Covnid-19. Atotal of £37m of corporation tax would
be due by 31 March 2021 ¥f no further PIDs were paid by this date
n respect of the year to 31 March 2020 and no extension is
agreed. At 31 March 2020, the Company has £nil of capital
commutments (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 listed on the next page. Companies which are
in the pracess of being dissolved are marked with an asterisk {*},
All Group entities are included in the consolidated 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 ardinary shares unless otherwise stated.

The Company holds the majority of its assets in UK companies,
although same are held in overseas companies. In recent years
we have reduced the number of overseas cormpanies in the Group.

Uniess noted atherwise as per the following key, the registered
address of each company is York House, 45 Seymour Street,
London WiH 7LX.

1 47 Esplanade, St Helier, Jersay JE1 0BD

2 13-14 Esplanade, St Helier, Jersey JEI 1EE

3 14 Porte de France, 4360 Esch-sur-Ajzetle, Luxembourg

4 300 Meadowhall Way, Sheflield, South Yorkshire England, 59 1EA
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Direct holdings

Comsay s
BL Blu

BL Davidson Limited

BL European Fund Managernent LLP

BL Guaranteeco Limited

BL Intermediate Holding Company Limited

BL Intermediate Holding Cornpany 2
Liruted

BLSSP [Fundingl Limited

Bluebutton Property Management UK
Lirmited [50% interest]

Boldswitch [No 1] Limited
Boldswitch Limited

British Land (White] 2015 Limited [Jerseyl
[Founder Shares]’

British Land City

British Land City 2005 Limnited

British Land Company Secretanal Limited
British Lang Financing Lirmted*

Brittsh Land Properties Limited

British Land Real Estate Limited

Boush Land Securities Lirnited
Broadgate [Funding! PLC

Broadgate Estates Insurance Mediation
Services Limited

Hyfleet Limited

Kingsmere Productions Limited
London and Henley Holdings Limited
Meadmahall Pensions Scnerme Trustoo
Limited

MSC Property intermediate Holdings
Limited {50% interest)

Regts Property Holdings Limited
The British Land Corporation Limited

al

2 5
UK Tax Residant

UK Tax Resident
UK Tax Kesident
UK Tax Res'dant
UK Tax Resident

UK Tax Residant
A Tax Resident

UK Tax Res dent
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
LUK Tax Resident
UK Tax Resdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Hesident
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Indirect holdings

Coomgamy Namo

1&4 & 7 Teton Limued

10 Brock Street Limited

10 Portman Sguare Unit Trus: [Jerseyl
[Uruts)

10 Triton Street Limited

17-19 Bedford Street Limited
18-20 Craven Hill Gardens Limited
20 Brock Street Limited

20 Triton Street Limited

338 Euston Road Lirmited

350 Euston Road Limited

39 Victoria Street Limited
Adamant Investrrent Carporation Limited
Adshilta Limited*

Aldgate Place [GP} Lirmited
Aldgate Land One Limited
Aldgate Land Two Limited
Apartpower Limited

Ashband Limited

B.L Haldings Limited

BLCT 112657 Limited [Jersey)
B.LC T (21500] Lirrvted {Jerseyl
Barnclass Limited

Barndnll Liruited

Bayeast Property Co Lirrsted

BF Propea (No 1] Limited

BF Propco [No 19) Limited

BF Propco [Ne 3] Limited

BF Propco (No 4] Limited

BF Propco (No & Limited

BF Properties [Na 4] Limited

BF Properties iNo 5) Limited

BF Propco [No 13) Limited

Birstall Co-Ownersnip Trust {Mernner
interest] (41 25% :nterest]

BL [SPI Cannon Street Limited

BL Aldgate Development Lirnited

BL Aldgate Invastment Limited

BL Bradford Forster Limited

BL Brislington Limeted

BL Broadgate Fragment 1 Limited
BL Broadgate Fragment 2 Limited
BL Broadgate Fragment 3 Limited
BL Broadgate Fragment 4 Limited
BL Broadgate Fragment 5 Lim.ted
BL Broadgate Fragment é Limited
BL Broadway Investment Limited

BL Chess Limited

BL City Offices Holding Company Limitad
BL CW Developments Infrastructure
Cornpany Limited

BL CW Developments Limited

8L CW Develgpments Flot Al Limited
BL CW Develapments Plot A2 Limited

BL CW Developrnants Plot D1/2 Compary
Limited

UK Tax

esident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Residem
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident
LUK Tax Resident
LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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
UK Tax Resident

UK Tax Resident



Crrnaty NaT L

BL CW Developments Plot G1 Limited
EL CW Developments Plot K1 Campany
Limited

BL CW Developments Plois F1, F2, F3
Company Limitad

BL CW Developments Plats H1, HZ
Compary Limited

BL CW Developments Plets U1, L2, L2
Compary Limited

BL CW Hcld ngs Limited

EL CW Hold ngs No2 Companry Limited
BL CW Hold ngs Plot A1 Cermpany Limited
Bl CW Holdings Plet A2 Company Lirmited
BL CW Heoldings Plot D1/2 Company
Lirmitea

BL CW Hold'ngs Plot G Cerrpany Limited
BL CW Hold ngs Plet K Cempary Limited
BL CW Hold ngs Plots F1, F2, F3 Company
Lirmited

BL CW Hold ngs Plots H1, H2 Company
Limited

BL CW Holdings Plots L1, L2, L3 Company
Limited

BL CW Lower GP Company Limited

BL CW Lower Limited Partnership
[Partnership interest

BL CW Lower LP Company Limited
BL CW Upper 6P Carnpany Lirnited

BL CW Upper Limited Partnerskip
[Partnership interest]

BL CW Upper LP Company Limited

BL Department Stores Helding Company
Limited

Bl Doncaster Wheatley Lirmited
BL Orummond Preoperties Limited
BL Ealing Limited

BL Eden Wak Limited

BL Furopean Holdings Limited

BL Fixed Uphft Fund Limited Partnership
[Partnersh:p interest]

BL Fixed Uplift General Partner Limited
B_ Fixed Uplift Norminee 1 Limited

BL Fixed Uplift Nominee 2 Limited

BL Gocdmar [Genera! Partner! Limited
[50% interest]

8L Gocdman Limited Partnersh.p
[50% interest]

Bi Goodrnan [LP] Limited

B_ GP Chess No. 1 Limited*

8L HB Investrnanis Limited

8L HC {DSCH! Limited

BL HC [DSCL Limited

BL HC Dallview Limited

BL HC Hampstire PH LLP [Member
nterest|

BL HC Hea'th And Fitness Heldings Limited
BL HC Invic Leisure Limited

BL HC PH CRG LLP [IMember interest]
BL HC PH L [Member interest]

UK f;x' R’esde;ﬁ;
JK Tax Residert
UK Tax Resdent
UK Tax Res:dent

UK Tax Resident
UK Tax Resdent
UK Tax Residant
UK Tax Resigant
UK Tax Resident

UK Tax Kesident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax 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 Residant
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Rasident
UK Tax Resident

UK Tax Res.dent

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

B_ HC PH Nc 2 LLP [Member interest
BLL HC PH No 3 LLP [Member interest]
B_ HC Property Hodirgs Limited

B_ Health Clubs PH No 1 Limeted

B_ Health Clubs PH No 2 L'm ted

BL High Sireet and Shopp ng Certres
Ho'ding Company Limited

BL Heldings 2610 Lirritad

B_ Lancaster tnvestments Limited

B_ Lancaster Limited Partnarship
[Partnership interest]

B_ Leadenhall [Jersey] Limited-*

BL Leisure and Irdustrial Hotding Company

Limited

HBL Marble Arch House Limited
Bl Mayfair Offices Limited

BL Meadownhall Holdings Limited
BL Meadowhall Lirnitea

Bl Meadowhail No 4 Lirmited*
BL Newport Lirnited

BL Office [Nen-City! Holding Company
Lirnited

8L Office Holding Company Lirmited

81 Osnaburgh St Residential Ltd

BL Paddingten Holding Company 1 Limited
BL Paddington Hold:ng Company 7 Lurated
BL Paddington Property 1 Limited

BL Paddington Property 2 Limited

BL Paddington Property 3 Limited

BL Paddington Property 4 Limited

BL Piccadilly Residential Limited

BL Piccadilly Residential Management Co
Limited

BL Piccadilly Residential Retall Limited
BL Residential Investment Limited

BL Residential Managament Limited
BL Residual Helding Company Limited
BL Retait Holding Campany Limited

BL Retail Indirect thvestments Limited
BL Refall Investrnent Holdings Limited
Bt Retall Investments Limited
l

Bt Ratail Warehousing Holding Company
Limitea

BL Sainsbury Superstores Limited [50%
interest)

Bl Shoraditch Development Limited

BL Shoreditch General Partner Limited

BL Shoreditch Limited Partnership
[Partnership interest]

BL Shoreditch No. 1 Limited

BL Shoreditch No. 2 Limited

BL Superstores Holding Company Limited
BL Triten Building Residential Limited

BL Tunbridge Wells Limited

BL Unithelder No. 1 (J) Limited [Jersey]!
BL Unuthotder No. 2 U1 Limited (Jersey]
BL Universal Limited

" UKTax Resident

UK Tax Resident
UK Tax Rezident
UK Tax Resigen:
UK Tax Resident
UK Tax Residen:

UK Tax Resident
UK Tax Residant
UK Tax Resident

LK Tax Residant

Overseas Tax Residen:

UK Tax Resident
UK Tax Residen:
LUK Tax Resident
UK Tax Resdent
UK Tax Resident
UK Tax Resident
UK Tax Resident

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
LUK Tax Residen:

UK Tax Residen:
UK Tax Residen:
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resudent

UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident
Qvarseas Tax Resident

UK Tax Resident
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FINANCIAL STATEMENTS CONTINUED

Notes to the financial statements continued

Turizany N2

BL Wardrabe CD\J}(”\’:{&&'MQE Uirrited
B West [Watling House] Limited

BL West End Investments Limited

BL Whiteley Limited

BL Whiteley Retail Limited

BL Woslwich Lirmited

BL Woolwich Normnee 1 {imited

BL Waolwich Nominee 2 Limitad
Blackglen Limited

Blackwalt (1)

Btaxmilt [Twenty-nine] Limited

BLD (A} Limited

BLD (Chury Gate) Limited

BLD [SJ] Investrments Limited

BLD (S4) Limited

BL0 Land Limited

BLD Properties Limited

BLO Property Holdings Limnited

BLU Estatas Limited

BLU Property Management Limited
BLU Securities Limted

Brivsh Land Lot Ventures) Limited
British Land Acquisitions Limited
Brush Land Agua Partnership (2] Limited
British Land Agua Partnership Limited
British Land City Offices Limited
British Land Construction Limited
Briush Land Department Stores Limited
British Land Developments Lirmnited
British Land Fund Management Limited
Brtish Land Hercules Limited

British Land In Town Retail Limited
British Land Indusinal Limited

Briush Land Investrnent Managerment
Limuted

Briush Land Offices (Non-City] Lirmited

British Land Offices [Non-Cityl Na. 2
Limsted

British Land Offices Limited

Britsh Land Offices No.1 Lirmited
British Land Property Adwsers Lirmited
British Land Property Management Limited
Broadgate [PHC 8] Limited

Broadgate Agjoiming Properties Limited
Broadgate City Limited

Broadgate Court Investments Limited
Broadgate Estates Limited

Broadgate Estates People Management
Lirmited

Broadgate Investrnent Heldings Lim ted
Breadgate Properties Limited
Broadgate REIT Lirnited (50% mterest)
Broadgate Square Limited

Broughton Retait Park Lirmited [Jerseyl
[Urits] [78.14% interest)’

Broughton Unit Trust {78.14% interest)
Brunswick Park Limited

UK Tax Resident

UK Tax Resident
UK Tax Kesident
UK Tax Resdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Rezdent
UK Tax Resident
UK Tax Res:dent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
JK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resdent
UK Tax Resident
LK 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

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
UK Tax Resident

LUK Tax Resident
UK Tax Resident
UK Tax Restdent
UK Tax Resident
UK Tax Resident

COverseas Tax Resident
Overseas Tax Resident

UK Tax Residant
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Sempaty N -
BYP Davelopments Lirted
Canada Water Offices Limited
Casegood Enterprises
Caseplane Limited

Cavendish Geared Il Lirmited
Cavendish Geared Limited
Cayrall Limited

Cheshine Properties Limted
Chester Limited

Chraily Nominees Limited

City of London Office Unit Trust {Jersey]
[Units) [35.94% interest)

Clarges Estate Property Management
Co Limited

Comgenic Lirmited

Carnish Residential Properties Trading
Limited

Cornish Residentiat Property Investments
Limited
Crescent West Properties

Deepdale Co-Ownership Trust (39.07%
interest]

Derpy investnent Holdings Lirmited
Drake Circus Centre Limited

Drake Circus Leisure Limited

DOirake Property Holdings Lirnited

Drake Properly Naminee {No. 11 Limited
Drake Property Norminee [No 2] Lirmited
Frier Walk Shrpmng Centre Genarat
Partrer Limited [50% interest)

Eden Walk Shopping Centre Unet Trust’
[50% interest] [Jersey) (Units)

Elementwirtue Limited

Elk Milt Oldham Lirruted

Estate Management [Brick] Limited
Euston Tower Limited

Exchange House Holdings Liruted
Exchange Square Management Limited
Fort Kinnaird GP Limited (39 07% interest)
Fort Kinnaird Lim:ted Partnership [39.07%
interest}

Fart Kinnaird Nominee Limited 139.07%
intarest]

Four Breadgate Limited

FRP Group Limited

Garamead Properties Limited

Gardenray Limited

Gibrattar General Partner Limited (39.07%
interest]

Gibraltar Nominees Limited [39.07%
intarast]

Giltbrook Retall Park Nottingham Limited
Hempel Holdings Limited

Hempel Hotels Lirmuted

Hercules Property UK Holdings Limited
Hercules Property UK Limited

Hercules Unit Trust {78 16% interest]
[Jersey| Units)

UK Tax R
UK Tax Resigent
UK Tax Resident
UK Tax Reswdent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident

UK Tax Resident
LUK 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 Resdent
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Rasident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

UK Tax Readent
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

Overseas Tax Resident



SITETTINTE .
Hereford G.d Market Limited
Hereford Shopping Centre GF Limited

Hereford Shopping Centre Lmited
Partnersh.p

Horndr't Linited

HUT Investmnents Limited [Jersey) (78 14%
nterest]

Industrial Real Estate Limited
Ins:strretal 2 Lirmiten

vorydell Lrmited

lverydell Subsidiary Limited

Jetbloom Limited

Lancaster General Partrer Limited
Linestair Limited

London and Henley (UX] Limited
London and Henley Limited

Lonebr«dge UK Limited

Longford Street Residential Lirmneted
Ludgate Invastment Holdings Limited
Ludgate West Limited

Mayfair Properties

Mayflowsr Retall Park Basi.don Lirmited

Meadowbank Kstail Park Edinburgh
Limited

Meadowhall Centre [1999] Lirmited
Meadowhall Centre Lirmitad

Meadowhall Centre Pensian Scheme
Trustees Limited

Meadowhall Estates [UK) Limited
Meadowhall Group (MLP) Limited
Meadowhall Holdings Limited
Meadowhal. IMLP] Lirmited

Meadowhal: Opportunites Normiree 1
Lirmted

Meadowhall Opportunit.es Nomiree ?
Lirmited

Maadowhall Shapping Centre Lirmited

Mzadowhall Shopping Centre Property
Holdings Lirmited

Meadowhall SubCo Limited

Mercar

Mercar Holdings Limited

Minhill Investments Limited

Moarage [Property Devaloprments) Limited
Nugent Shopping Park Limited

One Hundred Ludgate Hill

One Sheldon Square Limited [Jersey)
Orbital Shopping Park Swindon Lirmited
Osnaburgh Street Limited

Paddington Biock A (GP} Ltd
Padd:ngton Block A LP (Partnership
interest]

Padd:ngton Block 8 [GP) Ltd
Paddington Block B LF [Partnership
interest|

Paddington Central | [GF] Limited
Paddington Central | LF [Partnership
interest|

UK Tax Resident
UK Tax Resident

LK Tax Resident
UK Tax Resident

Cversesas 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
J¥ 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 Residenrt

UK Tax Resident

UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resigent
UK Tax Resident

Dverseas 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 Resrdent

N

Paadingten Central | Uit Trust [Jersey)
[Lnits)

Paadingtan Central Il [GR) Limited
Paadingtor Central Il LF {Partnership
iMterast]

Paddingten Central [l Un t Trus: [Jersay]
[Urts]

Paddingten Central IV Urit Trust [Jersey]
Units]’

Padd.ngton Kiosk [GP] _ta

Fadd'ngion Kiask LP [Partnership inierest]
FaddingionCentrat Manayernent Camparny

Limited [87.5% interast)
Parwick Holdings Lirmited
Farwick Investments L'm-ted
FPC Canal Lirmited

PC Lease Nominee Ltd

FC Fartnership Nom nee Ltd
Piccadilly Residental Limited
Pillar [Cricklewood] Limited
Pillar (Dartford] Lirnited
Piliar [Fulharm) Limited

Pillar Auchintea Limited*
Piliar Broadway Lirmited
Fillar City Limited

Pillar Dartford Ne.1 Limited
Piltar BDenton Limited

Pillar Bevelocprments Limited
Pillar Estates No 2 Limited™
Pillar Europe Management Limited
Pillar Fort Limited

Pillar Gallions Keach Limited
Pillar Glasgow 1 Lirmited
Pillar Hercules No.2 Limited
Pitlar Kinnatrd Lirmited*
Pitlar Nugent Lirnited

Pitlar Projects Lirmted

Pitlar Froperty Group Limited
Fillarstore Limited

Plyrnouth Retaill Limited
Power Court GP Limited

Power Court Luten Lirmited Partnarship
[Partnership interest]

Power Court Nominee Limited

PREF Management Company SA
[Luxernbourgl:

Project Sunnse Investments Limited
Project Sunrise Lirmited

Project Sunnse Properties Limitad
Reboline Limited

Regent's Place Holding 1 Limited
Regent’s Place Halding 2 Lim:ted
Regent's Place Halding Company Limited

Regents Place Management Company
Limited

Regents Place Residential Limited
Rigphone Limited
Rohawk Properties Limited

Overseas Tax Resider:

JK Tax Residen:

UK Tax Resider:

Overseas Tax Resider:

Overseas Tax Residert

LK Tax Resigent
LK Tax Kesidant

LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Res'dent
UK Tax Resident
UK Tax Residen:
UK Tax Resident
LUK Tax Restdent
UK Tax Resident
LUK Tax Resident
LK Tax Resden:
UK Tax Resident
UK Tax Residen:
UK Tax Resident
UK Tax Resident
UL Tax Resident
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
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Residen:

Overzeas Tax Resident

UK Tax Resident
UK Tax Resider!
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resiaent
UK Tax Resident

LUK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Kesident
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Notes to the financial statements continued

CeTRawNATE
Salrnax Properties
Seymour Street Homes Limited
Shopping Centres Limited
Shorediteh Support Lirvted

Six Braadgate Limited

Southgate General Partner Limited [50%
interest]

Sauthgate Property Unit Trust [Jersey)
[Units] [50% interest]!

Speke Unit Trust [67.34% interest) (Jersey)
{(Units)

Sprint 1118 Limited

St. Stephens Shopping Centre Limited
Stockton Retail Park Limited

Storey London Offices Limited

Storey Offices Lirmited

Starey Spaces Limited

Surrey Quays Limited

T (Partnership] Limited

Tallress Limited

TBL [Bramley] Limited

TBL [Bury] Limited

TBL {Lisnagelvin] Limited

TBL [Maidstone) Limited

TBL [Miltan Keynes| Limited

TBL [Peterborough] Limited

TBL Holdings Limited

TBL Properties Limited

Teesside Leisure Park Lrmited

The Aldgate Place Limited Partnership
[Partnership interest]

The Dartford Partnership [Member interest|
[50% interestf

The Gibraltar Limited Partnership
[Partnershup interest] (39.07% nterest!

The Hercules Praoperty Limnited Partnership
[Partnership]

The Leadenhall Bevetopment Company
Limited {50% interest]

The Liverpool Exchange Company Limeted
The Mary Street Estate Limited

The Meadowhall Educaticn Centre {Limited
by guarantee] (50% interest)-

The Retail and Warehouse Company
Lirmited

The TBL Property Partnersfup [Partnership
interest)

The Whiteley Co-Ownershup (Member
nterest] [50% interest)

Tollgate Centre Colchester Limited
Topside Street Limited

TPP Investments Limited

Twweed Premier 4 Limited

Union Praperty Corporation Limited

Union Property Holdings [London) Limited

2 tus
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

Overseas Tax Resident

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
LK Tax Resident
U Tax Resident
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 Resident
LK Tax Resident
UK Tax Resident
UK Tax Resnfenl

A Tax Resident
LIK Tax Resident
UK Tax Re=ident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
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[39.07% interest)

Vicinites Lirmited

Vintners Place Limited

Wardrobe Court Limited

Wardrobe Holdings Limited

Wardrebe Place Lirmited

Wates City of London Properties Limited

Westhourne Terrace Partnership
{Partnership interest)

Whiteley Shopping Centre Unit Trust
[Jersey) (Unis)!

WK Holdings Limited

WOSC 1 Nominee Limited (25% interest)
WOSC 2 Narminee Limited [25% mterest]
WOSC BP Limited {25% interest]

WOSC Partners LP [Partnership imterest]
[25% interest)

Yark House W1 Limirted

Overseas Tax Resident

UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident

(Overseas Tax Resident

LK Tax Resident
UK Tax Resident
UK Tax Resident
UK Tax Resident

UK Tax Resident
UK Tax Resident




Supplementary disclosures

Unaudited unless otherwise stated

Table A: Summary income statement and balance sheet (Unaudited}

Summary income statement based on proportional consolidation for the year ended 31 March 2620
The follewing 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-tine basis and

excluding non-controlting interests,

Frapartgrally b 2

Groaop corsaliined -

e o £ B £m B o ,i‘,

Gross rental income? 434 560 155

Property operaling expenses [70] (82] [10]

Net rental income 366 478 145
Administrative expenses i73] (1 - (74) (801 [ - i81)
Net fees and other income 12 - 1 13 9 - 1 10
Ungeared income return T a0 128 {16) 47 333 144 [16) 461
Net financing costs 166) (49) 4 §RRE [67) (58] 4 (121)
Underlying Profit 239 79 {12} 306 266 86 [12] 340
Underlying taxation - ‘—7 T ) *-: B - - - -
Underlying Profit after taxation 239 79— {12] Y 86 2] 340
Valustion maovernent {1,3891 o (683
Other capital and taxation [net)’ 54 52

Result attributable to shareholders of

the Company {1,027} [291]

1 Includes other camprerensive income, moverment in ditution of share options and the mavement initems excluded for EFRA NAY

2 Group gross rental income includes £3m of all inclusive rents relating to service charge income

Summary balance sheet based on proportional consolidation as at 31 March 2020

The following pro ferma information 1s unaudited and does net form part of the consolidated primary statements ar the notes thereto
It presents the compoesition of the EPRA net assets of the Group, with its share of the net assets of the joint venture and fund assets and
liabilities included on a line-by-line basis, and excluding nen-controlling interests, and assuming full dilution.

Shgen Va ati EFRA Not
at o _Tsxvin EEELES)
W it ECIES | 3t Mach
Conup sng fur oo T tix L Faral
. L £ T L T .
Retall properties 3,204 64k {221} - - - {74 - 3,873
Office properties 4,525 2,324 - - - - {69] 13 6,793
Canana Water properties 400 - - - - - {38) - 344
Other properties 147 - - - - - - - 147
Total properties’ 8,276 3,288 (221 - - - {1791 13 11,177
Investments In jaint ventures and
funds 2,358 §2,358) - - - - - - - -
Other invastments 125 - - - - - - 125 12%
Other net (habitities] assets (345} {77 4 18 - 179 - [235) {275
Net debt {3,247 {853) 105 - - 141 - - 13,8541 (3,521
Net assets 7.147 - 1112} 18 [ 141 - 13 7,213 8,649
EPRA NAV per share [Note 2] 774p 305p
1 Inctuded wathur the tolal property value of £11,177m are right-of -use assets net of lease Lakilities of £20m, which in substance, relate to propertigs held under leasing
agreements The fair value of ght-of-use assets are deterrined by calculating the oresent value of net rental cashflows over the term of the lease agreements
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Supplementary disclosures continued

Unaudited unless otherwise stated

Table A continued

EPRA Net assets movement

Yugr pnded
3 March 2024
. PR _ i Ger 3 i
Opening EPRA NAY ) N N VAR TR0
Income return 304 340 35
Capital return (1,322 (749] (77)
Cividend paid 1293) [258) {30)
Purchase of own shares [125) [204) 10
Closing EPRA NAV 7.213 8,649 905
Table B: EPRA Performance measures
EPRA Performance measures summary table
,,,,, v L AL SR
Ponce P=n-=
. . £m per share e P~ a =
EPRA Earnings - basic 306 328 340 350
- diluted 306 32.7 346 34.9
EPRA Net Inimal Yield & 6% 4 5%
EPRA topped-up’ Net Initial Yield 5.1% 4 7%
EPRAVacancy Hate 6.3% 41%
200 Ly
Ntaesots NI gea-ta
i Lm
EPRANAY o o T T e 8649
EPRA NNNAV 8,762 8,161
Catculation and reconciliation of EPRA/IFRS earnings and EPRA/IFRS earnings per share
(Audited} o
Loss attributable to the shareholders of the Company B - T T Trozn
Exclude:
Group - current taxation {4) (3l
Group - deferred taxation 2 4
Jaint ventures and funds - taxation - [2)
Grougp - valuation movernent 1,165 520
Group - [profit) lass on disposal of investrment properties and investments (1] 18
Group - profit on disposal of trading groperties (17 {22
Joint ventures and funds - net valuation movement (including result on disposals) 284 60
Jont ventures and funds - capital financing costs 22 21
Changes in fair value of financial instruments and associated close-out costs 41 46
Non-controlling interests in respect of the above [99) [41)
Underlying Profit 364 340
Er“‘oup - underlying current taxation - _
EPRA earnings - basic and diluted B i - T } 306 T3y
Lass attributable to the sharehalders of the Company {(ra2n (2911
Dilutive effect of 2015 canvertible band - -
IFRS eatnings - diluted (1,027 {291)
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Table B continued

Weighted average narrber of shares

Adjustment for lreasury shares {11 "
IFRS/EPRA Weighted average number of shares [basic) 934 g7
Dilutive effect of share cptons T - :
Dilutive effect of ESOP shares 3 2
EPRA Weighted average number of shares {diluted} 937 9%4
Strip out anti-ditdt ve (3) [3,
IFRS Weighted average number of shares (diluted) 93, 97

Net assets per share (Audited]|

Balance sheetnetassets = ) - A Y A - Y
Deferred tax arsing or revaluation movements ) ol
Mark-to-market on derivatives and related debt ad;ustments 141 113
Oilutian effect of share options 18 24
Surplus on trad ng properties 13 29
Less nan-controlling interests (112) [2%1]
EPRA NAY 7.213 774 8,649 305
Deferred tax ansing on revaluation movernents t9) [11)
Mark-to-rmarket on derwatives and related debt adjustrments {141) (113!
Mark-to-market on debt {301 (364}
EPRA NNNAV 6,762 726 8,161 854

EPRA NNNAV s the EPRA NAVY adjusted to reflect the fair value of the debt and dervatives and to include the deferred taxation on
revaluations and derivatives.

Number of shares at yaar end "

560
Adjustrment for treasury shares ) (11
IFRS/EPRA number of shares (basic) 927 949
Dilutive effect of share options 3 2
Dilutive effect of ESOF shares F3 5
IFRS/EPRA number of shares [diluted) 932 984
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Supplementary disclosures continued

Unaudited unless otherwise stated

Table B continued
New EPRA Best Practice Recammendations

EPRA published its latest Best Practices Recommendations in October 2019 which included three new Net Asset Valuation metrics,
namely EPRA Net Reinstaternent Value [NRV], EPRA Net Tangible Assets (NTA] and EPRA Net Disposal Value [NDV). These metrics are
effective from 1 January 2020 but have been presented below as at 3 March 2020 to provide a comparison to the current measures,
EPRA NAY and EPRA NNNAY.

£PRA EPRA
NRY NTA
S - . OV O OO SOV
At 31 March 2020
EPRA net asset value 7,213 7,213
Adjustment for:
Purchasers’ costs 65% -
Intangibles - {11
Deferred tax adjustment - -
7872 7,262
Per share measure 845p 773p

1 The new EPRA guidance states that deferred taxes expected to crystallise should na longer be excluded The Group will conduct a review of such tems upon adopuon of the
guidance but does not expect any resulting EPRA adjustment ta be material

As the Group's EPRA NDV 15 the same as the EFPRA NNNAV, there are no reconailing items.

£5R4
NDY
e e - N N e e o B
At 31 March 2020
EPRA net disposal value 6,762
Per share measure 126p
EPRA Net Initial Yield and 'topped-up’ Net Initial Yield {Unaudited]
7220 et
e ; _ . - S 1
Investment property-: whaolly-owned B - - o "?,'?!.1 8,741
Investment praperty - share of joint ventures and funds 3,236 3,585
Less developments, residential and land (1,1401 {1,098l
Compieted property portfolio 10,637 11.218
Allowance for estimated purchasers’ costs 724 731
Gross up completed property portfolio valuation (A) 10,761 11,969
Annualised cash passing rental iIncome 517 548
Property outgoings (21 [14]
Annualised net rents (B) 496 534
Rent expiration of rent-tree periods and fixed uplifts’ 49 37
‘Topped-up’ netannualised rent (C) 545 D66
EPRA Net Initial Yield [B/A) 4.6% 4.5%
EPRA ‘topped-up’ Net Initial Yield (C/A) 5.14% 47%
Including fixed/minimum uplifts receved in Leu of renta! growth 10 8
Total ‘topped-up’ net rents (D) 555 574
Overall ‘topped-up’ Net Initial Yield (D/Al 52% 4.8%
‘Topped-up’ net annualised rent 545 566
ERVvacant space 38 22
Reversians . 13 30
Total ERV (E| 594 618
Net Reversionary Yield [E/A) 5.5% 5.2%

1. The weighted average period over which rent-free periods expire 1s ane year [2078/19 one year)
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Table B continued

EPRA NetInitial Yietd [NIY) basis of ¢calculation

EPRA NIY 15 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 acquisition. 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 annualised net rent 1s increased by the total contracted rent from expiry of rent-free
periods and future contracted rental uplifts where defined as not in lieu of growth Overall topped-up” NIY is calculated by adding any
other contracted future uplift to the ‘topped-up’ net annualised rent,

The net reversionary yield is calculated by dividing the total estimated rentat value [ERV] for the completed property portfolio,
as determined by our external valuers, by the gress completed property portfolio valuatron.

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

AR 40137
£m r

Annualised potential rental value of vacant prerﬁwées ' ’ - o ] ST
Annualised potential rental vatue for the compteted property portfolio &G3 629
EPRA Vacancy Rate 6.3% 4.1%

The above 1s stated for the UK portfolio only. A discussion of significant factors affecting vacancy rates 1s included within the Strategic
Report [page 56)

EPRA Cost Ratios [Unaudited)

Property operating expenses 69 34
Administrative expenses 73 80
Share of joint ventures and funds expenses 14 11
Less: Parformance and managament faes (from joint ventures and funds] {8) (8]
Net other fees and cormmiss:ons {5] (2]
Ground rent costs and operating expenses de facto included in rents (14} 52
EPRA Costs lincluding direct vacancy costs} (Al 127 106
Direct vacancy costs (38} (13]
EPRA Costs [excluding direct vacancy costs) (B] 97 92
Gross Rental Income less ground rent casts and cperating expenses de facto included in rents 398 414
Share of joint ventures and funds [GRI less ground rent cos!s] 142 153
Total Gross Rental Income less ground rent costs [C) 548 567
EPRA Cost Ratio [including direct vacancy costs) (A/C) 23.5% 18.7%
EPRA Cost Ratio [excluding direct vacancy costs) (B/C) 18.0% 16.6%
Impa rmeant of tenant Incentves and guaranteed rent increases (D) 28 -
Adjusted EPRA Cost ratio [including direct vacancy costs and excluding impairment of tenant incentives and
guaranteed rent increases| [A-DJ)/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 16.3% 16.4%
Overhead and operating expenses capitalised [including share of joint ventures and funds) [ 4

Vo Included within property operating expenses in the current year 1s £13m 12018/19 Cril) in relation to write-afs and prowision aganst tenant incentive balances held by the

group and £om 1201812, Eml; in relation to write-offs of guaranteed rent increases

In the current year, employee costs in relation to staff time on develepment projects have been capitalised into the base cast of relevant
development assets, In addition to the standard EPRA Cost ratios (both mcluding and excluding direct vacancy costs), adjusted versions
of these ratios have aiso been presented which remove the impact of the impairment of tenant incentives and guaranteed rent
increases which are exceptional items in the current year, to show the impact of these items on the ratios.
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FINANCIAL STATEMENTS CONTINUED

Supplementary disclosures continued

Unaudited unless otherwise stated

Table C: Gross rental income

[J'— “,'\’\
Rent recevable’ o o ’ i} 558 587
Spreading of tenant incentives and guaranteed rent increases (3) (13}
Surrender prermia L - - o 5 2
Gross rental income 560 576
1 Group gross rentalincome includes £3m of all inclusive rents relaling 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
2T
Creoeap Yot Grrup PRI RNER ol

o o . o o Em _Em T oo =
Acquisitions 4L 148 221 15 236
Developrnent 156 282 183 21 274
Like for like partfoug’ 83 103 35 19 54
Other 18 1 29 12 8 20
Total property related capex 351 211 562 451 133 584

1 Includes £3am of flexible workspace fit-out in the current year wh:ch has been reclassified fram property, plant and equipment to property additions

The above is presented on a proportionally consolidated basis, excluding non-controlling interests and husiness combinations
The Other’ category contains amounts owing to tenant incentives of £12m [2018/19 £7m)]. letting fees of £3m (2018/19 £5m],
capitalised staff costs of £6m (2018/19: £4rni and capitabised interest of £8m (2018/1%. £3m)
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OTHER INFORMAT{ON (UNAUDITED}

[Data inctudes Group's share of Joint Ventures and Funds)

Sales
sactar £m
Completed
Portfolio of Sainspury's stores Reta:l 522 244 15
Dawd Lleyd, Craydon Reta:l 22 22 1
Hornebase, Walton on Thames Reta | 20 20 1
Debenharms, Bournamouth Reta | 8 g 1
Clarges- Residennal 86 84 -
Total 658 382 18
1 BL share of annualised rent topped ug for rert fress
2 Lam of which exchanged prior to FYZ0
Purchases
B At

[RIUN & 43min Ront
Since 1 apr. 701 Segter £m £
Completed
West One Offices 217 54 2
& Orsman Read, Haggerstan Offices 32 32 2
Aldgate Place, Phase 2 Residential 19 19 -
Former ToysRus un-t, Steckien-on Tees Retail 8 8 -
Sainsbury’s, Burton upon Trent Retall 5 5
Total ) 281 118 5

1 BL share of annualised rent topped up for rent frees
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OTHER INFORMATION [UNAUDITED] CONTINUED

Portfolio Valuation by Sector

Changs
Is &
Graup Fumds Teial
A3 Morch 2620 : o LU L. A
West End ' AL 53 4,204 (0.1) 15 14
City 300 2,269 2,569 1.3 2.5 3.7
Offices 4,451 2322 6,773 0.4 1.9 2.3
Retail Parks 1,115 724 1,839 [12.4} [18.8] (28.71
Shopping Centre 753 757 1510 (11 8} 19.8) (29.2)
Superstares 89 - 89 {15] [7.7] (4.7
Departrment Stores 33 - 33 {10 5] [33.3) (40.3)
High Street 133 1 134 1%.7] {11.0] [19.8]
Leisure 249 19 268 0.8 {8.4) [7.1)
Retail 7 2,372 1,501 3,873 {10.7) (18.2) [246.1)
Residential B e A S Y
Canada Water .- - 344 12.4 {164 98
Total 7334 3823 11,157 [4.3] 16,31 1101)
Standing Investments N ] 6593 3432 10,025  (5.2] 740 [12.0)
Developments 741 391 1,132 b4 2.3 6.5

1 Valuation maverment during the year [afler taking account of capital expenditure] of properties held at the balance sheet date, ncluding developments [classified by end

usel, purchases and sales
2 Stand-alone residential

Gross Rental Income!

12 mrnthy to 11 March 223

Annialised as at 3t March 20120

s &

Vs &
Accpunteig S\h:‘:? £ G_r»:np Funds Tutal oy Funds Total
Waest End 155 i 156 144 . 146
Cily 15 5¢ 84 7 53 70
Offices 170 70 240 151 65 215
Retail Parks 94 58 152 90 55 145
Shopping Centre 64 b2 16 61 49 110
Superstores 5 5 10 5 2 7
Oepartment Stores 7 - 7 5 - 5
High Street 6 - 6 6 - b
Leisure 15 1 16 14 1 15
Retail _ o 191 116 307 181 107 288
Residential’ 2 - 4 L - &
CanadaWater L 9 - 9 8 - 8
Total 374 186 560 344 172 516

1 Gross rental income will differ from anrualbised valuation rents due to accounting adjustrments for fixed & memmum contracted rental uplifls and lease incentives

2 Stand-alone residential
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Portfolio Net Yields'

LERUKME S ]

West E’ndw
City

Offices
Rata | Parks

Shopping Certre

Superstore

Oepartment Stere

High Street
Leisure
Retait

-

15.6
4.0
5.4

X

Canada W;ter

3.4 )

0n a proporiicnaly consolidsted basis includ-ng the Group s share of joint ventures and funds

1 Including notional purcnaser’s costs

2 Excluding committed developments, assels hela for development and residential assets

3 Including rent contracted from expiry of rent-free periods and fixed upuifts not in Lizu of rental growth
Including fxed/rmimmum uphifis (exciuded fram EPRA detimtian]

As calculated by IPD

4
3

Total Property Return [as calculated by IPD)

Lamoniba by 31 March 2074

Cép\tat Return

ERY Growth
Yield Movement!
Income Return

Total Property Return

O 2
groatishk Lond
" 25
372
[4bps)

31

LB

Cna proporionally consolidated basis including the Group s share of joint ventures and funds

1 Neleguwvalent yield movement

PN R

fat

4B
53
5.0
68
b4

=
3.

10.4

59
5.1
6.5

4.0

(

13 4)
10 2]
(7 8]

119 8

(9.8]
(1.7]

(1.7

[5.8]

5.5

BratinhLad

(10.3]

i4.71

38bps

4.3

leal
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OTHER INFORMATION [UNAUDITED] CONTINUED

Top 20 Tenants by Sector

mf

As at 33 Marcn 2020 rE_!:hl_':-n_' .

Retail L 7 Offices

Tesco plc! 78  Facebook
Next plc 4.9 Governmeant

Kingfisher 3.6 Dentsu Aeqis
Walgreens {Boots) 3.5 Visa

M&S Ple 2.8 Herbert Srith Freehills
J Sainsbury 2.6 Gazprom

Dixgons Carphene 2.5 Microsoft Corp
Debenhams 2.5 Vodafone

Frasers 2.4 Tullett Prebon

JD Spaorts 2.2 Deutsche Bank

TIX [TK Maxx] 2.1 Hendersan

Arcadia Group 20 Reed Smith

New Look 1.9 The Interpublic Group (McCann]
Asda Group 1.7 Mayer Brown

Virgin 1.6 Skyscanner

TGl Fridays 1.5 Mimecast Ltd

Steinhoff 1.5 Credit Agricole

H&M 1.4 Aramco

Hutchison Whampaa Ltd 14 Kingfisher

OFS Furniture 1.3 Manzo Bank

" of

ottize reet

7.8
5.4
44
4.0
3.2
25
2.4

1
2

Includes £3 4m at Surrey Quays Shopping Centre

Taking into account therr pre-let of 310,000 sq ft at 1 Triton Squace, % of contracled rent would nse to 1304 As part of this new letung, Dentsu A2gis have an oplion to
return their exisling space at 10 Triton Streetsm 2021 1f this optian s exercised, there 1s an adjustment tc the rent free period in respect of the letting at 1 Tritor Square

to compensate British Land
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Major Hoidings

Aot a7 Marop sl

Broadgate

Regert's Place
Padd.rgtor Central
Portrnan Sqdare
Mzadowhall, Sheffled
Orake's Circus, Plymouth
Teess de, Stockicn
Ealing Broadway
Glasgow Fort

Annuaceed EPRA contracted rentincluding 1007 of Joint Ventures & Funds
Includes accommedation under offer or sugject Lo assel management
Waighled average to first break

Excludes commuitted and near rerm developmeants

L)) —

Lease Length & Occupancy

Asat 31 Marcn 202
West End

City

Offices

Retall Parks
Shopping Centre
Superstores
Department Stores
High Street
Leisure

Retail

Canada Water

Total

3.5 G A
;. ol [FEERTIN
50 4,488 162 G469 6.3
100 1,74 80 $7.1 3.3
100 758 46 74 58
100 134 10 mee 54
50 1.55C 82 26 49
100 190 20 g0.1 53
100 569 16 945 38
100 540 15 g2 38
78 510 Z0 6 57

BB M A 8T

Averigl loass iragth yre Golupaniveate
EPRA
Tooxpaw Toobrouk Corupany O upeny

6.4 5.4 97.6 277
7.5 63 85.4 966
68 57 92.9 97.3
6.8 55 241 261
6.6 52 §4.2 954
6.9 £ 8 130.0 1000
18.1 71 Q7.9 97.9
4.7 40 #1.7 921
14.6 14.3 73.1 931
7.3 5.9 942 957
4.9 4.7 97.7 97.9
7.0 5.8 936 968

1 Spaceallocaled 'o Storey .5 shown as occupied where there s a Starey tenant in place otherwise it 15 shown as vacant Total oczugancy woudd nise fram %46 6% 1o 97 14 f

Siorey space wers assumed to be fully let
Includes accommadation under offer or subject to asset management

[N}

become vacani, ther lhe nccupancy rate for Retall would reduce from 93 7 4 1o 94 7 4, and tolal occupancy would reduce from 9a e/ toFe 0 4

British Land Annual Report and Accounts 2020

Where accupiers have entered administration ar CVA but are still liable for rafes, these are treated as occupied Reflect.ng umits currently ccocupied but expected to

217



OTHER INFORMATION [UNAUDITED] CONTINUED

Portfolic Weighting

2017 2020 2023

As a} '17 March o Yo . o 7{@
West End 33.0 37.7 4,204
City 18.2 23.0 2,969
Offices - _ 512 607 4,773
Retall Parks 0 185 1,839
Snopping Centre 17.2 135 1,510
Superstores 27 08 89
Departrment Stores 0.6 0.3 33
High Street 1.4 1.2 134
Letsure 2.4 2.4 268
Retail ~ - _ 45.3 3.7 3873
Residential’ - 1.0 1.3 147
CanadaWater 25 a3 364
Total - - 106.0  100.0 11,157
London Weighting 7 81% 7% 7878
1 Stand-alone residential
Annualised Rent & Estimated Rental Value (ERV)

TEnt vl pteen Das: ,_) £m ERY L A«-_-rigrerrr,'rm [’mr o
A? 331 Maren 2924 J,V’,R‘,‘E‘,'”'Jh Fotai Total Contraeted ERV
West End’ 2 138 191 &7 8 59 4
City? & b4 70 118 50.3 531
Offices’ - ) 142 b6 208 309 58.0 66.9
Ratall Parks ST 91 58 149 140 75.0 229
Shopping Centre &2 51 113 114 297 99
Superstores 7 7 5 2*0 171
Department Stores 6 - 6 4 6.6 46
High Street & - b 9 131 18.6
Leisuro 14 1 15 15 171 16.3
Retail 186 Mo 296 289 241 23.0
Residential‘ ) A - 4 4 4.7 37.4
Canada Water® i i B - 8 s 177 205
Total o 340 176 516 611 0.9 3.4

1 Grossrents plus, where rent reviews are cutstanding, any increases Lo ERY [as determinad by the Group s external valuers), lass any ground rents pavable under head

leases, excludes cantracted rent subject to rent free and future uohft
Annualised rent, plus rent subject to rent free
Epst metrics shown for office space only
. Slandalene residential
Reflects stand ng invesimert only

1R L R
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Rent Subject to Open Market Rent Review

: s a3 Mo cak 27 2102
A g Masch L7 £ [ m £ C’,:
West End 17 9 7 45 72
City 11 - - 15 1 1% 37
Offices N 28 i g 23 22 27 60 109
Retail Parks 17 11 14 [ & 42 5é
Shapping Centre 12 7 12 7 4 31 42
Superstares - - - 1 2 - 4
Department Stores - - 1 Z - 1 3
High Street - - 1 - 1 1
Leisura - - - - B - 1
Retait B B ) 29 18 ) 28 14 w95 s
Residential - 1 - - - 1 ) 1
CanadaWater’ =~ . T R - -
On a proportionaily censolidated basis including the Group's share of jaint ventures and funds

1 Reflects standirg investment cnly

Rent Subject to Lease Break or Expiry

Fus por.ed ta 31 March 7Lt E 2033 AP 2ié FAPAEYE? PRV RFLY
Anat 33 March 2623 £ £ £ £ £m [ fu
West End 13 2 17 14 14 h9 89
Crty 12 3 4 12 b 19 37
Offices S I 32 21 26 2 78 124
Retail Parks 17 M ib 25 12 4L 8
Shopping Centre i 14 14 14 7 42 63
Superstares - - ? - - 2 2
Department Stares - 3 - - - 3 3
High Street ? 1 1 i 1 4 b
Leisure - - - - - - -
Retail 33 29

Residential S ) 3 -

Canada Water' - R t

Total 62 62

% of contracted rent o o 109 108

Cn a proportionally consoudated basis imcluding the Group's share of joint ventures and funds
1. Reflects standing investment oniy.
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OQTHER INFORMATION (UNAUDITED) CONTINUED

Recently Completed and Committed Developments

As at 31 March 2070

1 Finsbury Avenue
135 Bishopsgate
Plymauth [Leisure)

Total Recently Complé_t_ed

100 Liverpool Street
1 Triton Square’
Total Committed

Other Cap\talrExpendnure‘-

Sauton

Office

Dftice
Retal

Otfice
Office

8L Share T s fr
= DL‘!)

50 287

50 335

100 108
B 730

30 524

100 366
o 890

Current

PC Calondar Yaiter

Yaar £m

Q12019 171

12020 214
Q4 2013 25

o

Q3 2020 378
Q2 2021 35

763

Cuottn cunre

£

27
49
16
57

ERY Let

£ £m

7.7 87

18 1.2
RS
19.3 15.4

2.4 21.8
i 37.2

i From 1 April 2020 Costto come excludes netiana! mterest as interest 1s capitalised indradually on each davelopment at our capitalisation rate

2 Eshimated headline rental value net of rent payable under head |=ases [excluding tenant incentives)

3 ERVliet & under offer of £21 8m represents space taken by Dentsu Aegis As part of this letling, Denlsu Aegis have an oplion to return their existing space at 10 Tritan
Streetin 2021 If this option 1 exercised, there s an adjustment to the rent free period in respect of the letting at 1 Triton Square 1o compensate British Land
4 Capex committed and underway within our investment portfolio relating to leasing and asset management

Near Term Development Pipeline

As at 31 Masch 26020

Nartan Folgate

1 Broadgate

Aldgate Ptrace_ Phase 2

Total Near Term

Other Capital Expend\tu-r.é"_

Bi Saare
_S_otm_t ) e
Office 100
Offrce 50
Residential 130

sqfr Earliest Start
‘QDG Qn Sitn
336 Q32020
538 Q2 2021
133 Q4 2020
w07

Current

Value  Cost tn Ceme
Er:j . 7Em‘r

95 280

26 230

37 95
228 605
22

ERY
£

220
200

7.0
49.0

Lot & Undet

Oftes
L Planming Status
- Consented
- Consented

Consentea

1 From 1 April 2020 Costto come excludes notional interest as interest is capitalised mdiidually on each development at our captatisation rate

2 [Estimated headbne rental value net of rent payable under head ieases [excluding tenant incentives)

3 Forecast capital commutimants within our irvestment portfolic aver the next 12 months relating 1o leasing and asset enhancement

Medium Term Development Pipeline

Asat 31 MJnh lfﬂg-‘}
5 Kingdom Street’
2-3 Finsbury Avenue

Eden Walk Retall & Residential
Ealing - 10-40 The Broadway

Gateway Building
Canada Water’

Total Medium Term

Sectur
Office
Office
Mxed Use
Retail
Leisure
Mixed Use

BL Stiara 106 54 ft
ol
100 438
50 543
50 452
100 303
100 105
100 5,000
..6.861

1 Planming consent for previous 240,000 s ft scheme
2 Ondrawdown of the Master Development Agreement, ownership reduces to 80 /4 with LBS owring 20% LBS ownership will adjust over time depending ar level of

Investrnant by Southwark
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SUSTAINABILITY PERFOCRMANCE MEASURES

Sustainability performance measures

We report on all assets where we have day-to—day operational or management influence [our managed portfolic) and all
developments over £300.000 with planning permission, onsite or completed in the year. The exception 1s EPC and flood 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 reparting coverage,

Selected data has been independently assured since 2007, Selected data in the Sustainabitity Accounts for 2020 has been
independently assured by DNY GL in accordance with ISAE 3000 [Revised]
2020 sustainability strategy performance

Aligned to the corporate strategy, our sustainability strategy is built around four focus areas, which address major social, economic
and environmental trends to create value for our stakeholders and the business Here is an averview of cur recent performance.

For our full methodology, more detalled data and the 2020 DNV GL assurance statement, please see our Sustamability Accounts 2020
at www bntishland com/data

Gverall
Ind wors - . _ _ _ s R
Continued inclusien in three aut of four sustanability iIndices DJSI Europe, 4/ 4 4f4

0JSI World, FTSE4Good ana GRESB

Majar developments on tl:.ggkkrglmlglle_mem Sust;ama bility 3riaf 100% -1_-00% 22422

Wellbeing )

ladcarars o B ) P

Daliver a WELL certified commercial office to shel. and core, and set corporate

policy for future developments Deliver Ontrack  Ortrack =

Develop and plot retail wellbeing specification - L _Deliver Completed Inprogress -

Increase the sense of wellbeing for shoppers, retardlers and occupiers at our places Increase 85% 84% -

Define and trial a methadology for measuring productiaty in offices ) Delver Completed Completed -

Research and publish or how development design impacts public health outcomes — Delwver  Completed  Completed -

Pilot interventions to improve local air quality 3 2 Inprogress

Injury Incidence Rate (RIDOOR) Offices ) ) 3396 W7 A4bfas
i B ) _ Reta:l - o o o 0.00 001 57/57

Injury Freguency Rate (RIDOOR] Developrmenis 0.04 0.12 49/52.

e

L

Community . .

b ators 2021

Implement cur Local Charter at key assets and majer developments o - 100% 4 92% =

British Land employee skills-based vo.unteering 20% 19% 7% -

British Land employee yo_tuntee_rﬂ_ _ _; ; o N T 90% i 88% B81% _—

Community programme benef.ciaries 40,076 3638 -

o

Futureproofing

mdiratang 21020

Current new developrments on track to achieve BREEAM Excellant for Dffices and ’ o

Excellent ar Very Good for Retail ) i o ] o oh% W% 9% 100%

Carban [Scope 1 and 2) intensity reduction versds 2007 (index scored) 55% T¥% 64% 73/73

Landlord energy intensity reduction versus 2009 [index scored) L 55% 5% _Z&% 73_/-7_7_

Electnaity purchased from renewable sources ) . 100% __96% _96%  102/106

Average reduction in embodied carbon emissions versus concept design

on major developments - _15%  16% 10% -

Waste diverted from landfill: managed properties and developments 100% 99% 79.6% 133/141

FPortfolio wath green building ratings [% by floor areal L o 23% _18% 100%

Energy Performance Certificates rated F or G (% by floor area) __ _;_ _ 5% 9% 2587/3006

Portfolio at hegh risk of flood (% by value) - S 2%, 3% 1747374

High flood risk assets with flood management plans [% by value) 100% 1 00% 77

1 Inthis inancial year we were listed in DJSI1 2019 Waorld and Europe, awarded a green star in GRESE 2019 and ranked in the top 8" percentile of FTSE4Goed 2019
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SUSTAINABILITY PERFORMANCE MEASURES CONTINUED

Wiy

2

Skiils and opportunity .
2740

Indrr)uv‘
People 5upported Into emp{oyment [cumulative] . i ) 1,700 1,748 1,232
Strategic suppliers agreed with terms of our Supplier L,oda of Comduct _ 100% %6 53%
F‘rigat»aed supplier V\iﬂiﬂ_‘"_tc' who are apprentices o 3 2% 4%
Pilot 2 Living Wage Zone at a London campus o - Deliver  Piloted In progress
Workforce paid at least Living Wage Group employees 100% 106% 109%
Fourdation rate Supplier workforee at rmanaged o
properties L 78% 66%
DevelopmeMS supply chain s Spend within 25 miles b6

b6%

1.!»7/2?8

017101
9/10

EPRA best practice recommendations on sustainability reporting

We have received Gold Awards for sustainability reporting trom the European Public Real Estate Association (EPRA), erght years

running. For our full EPRA sustainability reporting, methodology and the 2020 ONV GL assurance statement, please see
Sustainability Accounts 2020 at www.britishland com/data.

Selected data has been independently assured since 2007. Selected data in the Sustainability Accounts for 2020 has

our

been independently assured by DNV GL 1n accordance with the International Standard on Assurance Engagements [ISAE]

rea

sB

m?/?oa

BIf8S
3131
88

34fa4

81/85
102/106

102/106

3173
ECS
34424
74176
e

88
8/

85/90

/50
85/90
B5/%0_
85/
8590

587/3006
_ 2587/3006

3000 revised - Assurance Engagements other than Audits and Reviews of Historical Financial Information’ [revised),
issued by the international Auditing and Assurance Standards Board.
Environmentat’
st Y _ _
Tolal Lectrmty consumpt\on [M\Nh] ) ) 151,504 154,032 162,833
Total district heating and cosling comsumpnon {MWh] 0 0 0
Total fuel consurnption (MWh) o 7 o 37,186 36290 37500
Building erergy intensity ikwh) Offices. lperm } - T 102.99 134 4D 14571
Retail - enclosed lper m’_ - 210 14902 156,48
L i ~ PRetail - openair[per car parking spacei ) 16046 161046 16813
Total direct [Scope 1] greenhouse gas emissions {torres CO.el - - 76.“91.5 6556 6,967
Total indirect (Scope 2 Location based ] - © 18373 20058 27301
greenhouse gas ermissions
{tonnes CO:el _Market based . 669 1549 1,875
Greenhouse 3as \ntenswty from Offices [per m3) 0.032 0.044 0.0%2
building energy consumption Retall - znclosed ipar me 0.037 1,043 0056
[t?in’rles Co. 9)7 Ratall - open air iper car parking spacel _ _{__-_--__F_l.ﬂdl;‘f__ﬁ (]45;__7_ QU&Z_ )
Total water consurnplion [m3 rrrrr B o 814,658 093.282 616,221
Building water intensity [m?3] Offvces[per FTE] 121 1409 15.56
Retall - enclosed {per 10,000 visitars| 125 e i‘:
- _ Retall - open arr (per 10.000 visitars] ~ 154 - oo TNr
Total non-hazardous waste by 10,865 70,8_1? 11,207
disposal route [tonnes and %) Re-used and recycled o 58% _ 57% _ 06%
7,368 8,182 8,887
Incinerated . o B 42% 43% A8%
z 2z 6
. - B Landfilled - 0% 0% 0%
Tatal hazardaus waste 8 5
by dispesal route [tonnes and %) Re-used and recycled _ B4% 46% oonr
E 7
Incinerated B 16% S96% nro
S - _ - : _nr
o o i Landiilied - 0% 0% nro
Sustainably certified assets - AtB o } } 25% 22% 28%_ 2
Energy Performance Certificates Qo E 70% 73% 72% 2
(% by floor area) Fto G 7 o e 5% 5%" 5% 2

587/3004

1 As per EPRA best practice recommendations, total energy and waler data covers ensrgy and water procured by British Land Energy and carbon intensily data covers
common parts ang shared services for Offices and common parts for Retal! Water intensity data covers whole buildings for Offices and camimon parts for Retail

Per m comprises netinternal areas for Offices and cammon parts for Retan
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Sonal

Cidwan @0
Ermployes diversity - gender Mzls L 49%¢: 48% ' -
Female ] 51% 52% 49% -
Emp'.ayeeigenderrpay ratic l‘:rrﬂeman E;ggﬁtlve Directors o - - - o - -
remuneratior, female to male; Senior managerent 897, 87% 85% _
- - ___Middle and non-management 1% 7% &9 -
Emptloyee train.ng - average hou-s L N i 23.4 13.4 14 2 -
Emp.oyee annual performance review 100% 100% 100% -
Emp.oyze new hires rate ) B 12% 7% 0% -
Empiayze turnover - departures rate 12% 9% 15% -
Ermptayee health and safety Absentee rate o ) k& 1% 1% -
Injury frequency rate N o 0 o C -
Lostday rate B 0 368 c_ -
B Work-retated fatalities ) 0 0 G -
Assef health ard safety Proporticn subject 1o health 10067% 100% 100% 103%
and safety revew (%l ) . [
B o Incidents of non-compliance o 0 c o 100%
Progress implementing our Impiement cur Local Charter at key assets Charter
Local Charter at key assets and and major developrrents (% progress| 4% 2% ~ updated -
rajor developments Proportion of managed portfolio {flogr areal 80% 83% - 101/101
where Local Charter or ather community
activity implerrented N _ _
Governance

ledicators

Compos-ltion of the h\é?wést govemamrice bady

Nominating and selecting the highest governance body

Corporate-level performance

Process for manag'ng canflicts of imterest

Antual Rewrrband Alcounts

Tenures of Non-Executive Directors page 107

interest page 99.

Board procedure for managing canflicts of
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Appaintment process for new directors page 1046

Board's Executive and Non-Executve Directors page 92.
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TEN YEAR RECORD

The table below summarises the last ten years’ results, cash flows and balance sheets.

Pty 2007 2Ju1g PN DR 2014 paars 20%3 2017 2

€ _f.:h . e"‘, o Qn L5 em Q,r,“, . £ £ £m
Income’ . I . }
Gross rental income -1 576 613 843 DL 618 597 547 572 541
Net rental income 478 532 576 610 620 285 942 541 546 518
Net fees and other income 13 10 i5 17 17 17 15 1% 17 18
Interest expense [net] ) 111 121 (128] (1511 (180] (207 (202) [206] (218) (212]
Adrinistrative expense - (74) 81 (83) {88 (94] (88| (78] (78l [74) (&8
Underlying Profit .. L2 340 380390 363 313 297 274 2% 286
Exceptional costs -
[not included 10 Underlying Protitl - - - - - - - - - -
Dwidends declared 148 298 302 298 287 277 266 234 231 231
Summarised balance sheets
Total properties at valuation'? 1477 12316 13,716 13,940 14,648 13,677 12,040 10,49% 10,337 9.572
Net debt - o {3,854)  [3527] (39731 (4.223) (4,765)  [4.918] (48901 {4,268}  [4,690F  [4,173)
Uther assets and Liabililies 110} 11as) {183) 219 191 276 123) {266 [266) [258)
EPRA NAV/Fully diluted adjusted T ) ' N
net assets 7,213 8,649 9,560 9,498 10,074 9,035 7,027 5,967 5,381 5,101
Cash flow movement - Group only
Cash generated fram operations 404 &i7 35" 379 347 318 243 197 211 182
Other cash flows from operations {29 {4 o2 [16) (47} [33) {24) (7] [5) 28
Net cash inflow from ) S o
operating activities 375 613 353 383 294 285 219 190 206 2190
Cash [outflow] inflow from capital
expenditure, investrments,
acguisitions and disposals (361) 187 344 470 230 [117] {640] i202) 947 [240]
Equity dwvidends paid 299 (298] [304] [295] (235) (228) [159] (203} (212 (139
Cash inflow {outfiow) from S o ) o
management of iquid resources
and financing 232 _1365] (4041 (538) (283 20 607 213 630 157
[Decrease] increase incash™ (491 137 (31 - & [34] 7 [2) 77 12

Capital returns

[Reduction] growth in net assets’ (16.6]%  [%5]% 0.7% [5.7]%  11.5% 28.6% 17.8% 10.9%
Total return (11.0)%, [33]% 8.9% 2.7% 14.2% 24.5% 20.0% 4.5%
Total return - pre-exceptional (1.00%  [330%  89%  27%  142%  245%  200%  45%

5.5% 15 7%
7.5% 17 7%
2 5% 17.7%

Per share information

EPRA nel asset value per share TP4p  905p  967p  915p  919p 829 488p  S9%p 5950 567p
Mernorandum o S S
Oividends declared intneyear 160p  3° 0o 300p  297p 28 4p 27.7p 27.0p 26.4p 26.1p 26 0p
Dividends paid in the year  315p  305p 294p  288p  280p  273p  267p  263p  260p  26.0p
Dduted earnings R o i o
Undertying EPRA earmings per share 32.7p 34 9p 37 4p 37 8p JLp 30 6p 29.4p 30.3p 29.7p 23.5p
IFRS (loss] earnings per share _Imp0)p  (3C0]p  4B5p T4.7p 119.7p  1673p  1102p 31.5p 53.8p $5.2p

1 Including share of jaint ventures and funds

2 Represents movemnent in dituted EPRA Nav

3 Including surplus over book vatue of trading and development properties

4 Including restatement in 2016 and exceptional finance costs in 2009 £119m

3 Represents rmovement in cash and cash equivalents under IFRS and mavements in cash under UK GAAP

224 British Land Annual Repaort and Accounts 2020



SHAREHOLDER INFORMATION

Analysis of shareholders - 31 March 2020

Nu fayhnas i
2tz 0E1 SRRy B1Mae L 2t 20
1-1,000 4,955 54.58 2,100,543 0.22
1,001-5,000 2,636 2%.04 5,804,849 062
5,001-20,007 637 702 6377738 0487
2C,301-50,000 232 254 7.439.3%4 079
50,001 -Highest &1e 681 %16,275573  97.67
Total _ 5,078 130900 %37,938,097 130.00
raltertyes e
Indwiduals 5,580 6151 10116522 t.08
Naminee and
Insttutional
Investors ) 3,498 3850 927,821,575 9692
Totalm 7,078 100.C0 937,938,097 ID0,0G”

I Excluding 1',266,245 shares held in treasury

Registrars
British Land has appointed Equiniti Limited [Equiniti] to

administer its shareholder register. Equiniti can be contacted at.

Aspect House
Spencer Road
Lancing, West Sussex BN9? 6DA

Tel: 0371 384 2143 (UK callers)
Tel: +44 (0)121 415 7047 (Overseas callers)

Lines are open from 8.30am to 5.30pm Monday to Friday
excluding public holidays in England and Wales

Website: www shareview.co uk
By registering with Shareview, shareholders can.

view your Briish Land shareholding online
update your details
elect to receive shareholder mailings electronically

Equinitiis also the Registrar for the BLD Property Holdings
Limited Stock

Share dealing facilities

By registering with Shareview, Equiniti also provides existing
and prospective UK shareholders with a share dealing facility for
buying and selling British Land shares online or by phone

For more infarmation, contact Equinitt at www shareview.co.uk/
dealing or call 0845 403 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.briishland.com.

British Land encourages its shareholders to receive shareholder
communications electronically. This enables shareholders

te recewve information quickly and securely as wellasin a

maore enviranmentally friendly and cost-effective manner
Further information can be obtained from Shareview or the
Shareholder Helpline.

ShareGift

Shareholders with a small number of shares, the value of
which makes it uneconomic to sell them, may wish to consider
donating thewr shares to chanty. ShareGift1s a registered
charity [No. 1052686] which collects and sells unwanted shares
and uses the proceeds to support a wide range of UK charities.
A ShareGift donation form can be obtained from Equiniti,

Further information about ShareGift can be obtained from their
website. www.sharegift.org.

Honaorary President

In recogrition of his work butlding British Land into the industry
leading company it 1s today, S fohn Ritblat was appointed as
Honorary President en his retirement from the Board in
December 2006,

Registered office

The British Land Cempany PLC
York House
45 Seymour Street, London W1H 7LX

Telephone. +44 (0120 7486 4466
Registered number. 621920

Website: www britishland com
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SHAREHOLDER INFORMATION CONTINUED

Dividends

As a REIT, British Land pays Property Income Distribution [PID)
and non-Property Income Distribution inon-PID] dmdends, More
information on REITs and PIDs can be found in the Investors
section of our website at www bntishland.com/investors/dividends

British Land dividends can be paid directly into your bank or
building society account instead of being despatched to you by
cheque More informatien about the benefits of having dividends
paid directly inte 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/didends-direct-to-your-bank.

Scrip Dividend Scheme

British Land may offer shareholders the apportunity to
participate in the Scrip Dividend Scheme by offering a

Scrip Alternative to a particular dividend from time to time
The Scrip Oividend Scheme allows participating shareholders
to recewve additional shares instead of a cash dividend.

For more information please visit the Investors section

of our website at www.britishland.com/investors/dividends/
scrip-dividend-scheme.

Unsolicited mail

British Land 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 Limit this, shareholders may
register with the Mailing Preference Service. For more
information, or to register, visit www.mpsanine org uk

Shareholders are also adwised to be vigilant of share fraud which
includes telephone calls offering free investment advice or
offers to buy and sell shares at discounted or highly inflated
prices. f it sounds too good to be true, 1t often s, Further
information can be found on the Financial Conduct Authority’s
website www fca.org.uk/scams or by calling the FCA Consumer
Helpline on 0800 111 47468.
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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
consequence of the Group's REIT status, tax is not levied within
the corporate group on the qualifying property rental business
but is instead deducted from distributions of such income as
Property Income Distributions to shareholders. Any income
which does not fall within the REIT regime 15 subject to tax
within the Group in the usual way. This includes profits on
property trading activity, property related fee income and
nterest income. We continue to pass all REIT tests ensuring
that our REIT status 1s maintained

We work proactively and openly to maintain a constructive
relationship with HMRC. We discuss matters in real-time with
HMRC and disclose all relevant facts and circumstances,
particularly where there may be tax uncertainty or the taw s
unclear. HMRC assigns risk ratings te 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 HMRC)]

Further infarmation on our Tax Strategy can be found tn Qur
Approach to Tax Strategy at www britishland.com/governance.




Forward-locking statements

This Annual Report contains certain (and we may make other
verbal or written] forward-locking” statements These forward-
looking staternents include all matters that are not hustorical
fact Such statements reflect current views, intentians,
expectations, forecasts and beliefs of British Land concerning,
among other things, our markets, activities, projectians,
strategy, plans, Initiatives, objectives, performance, financial
condition, liquidity, growth and prospects, as well as
assumptions about future events. Such forward-looking
statements can sometimes, but not always, be identified by their
reference ta a date or point in the future, the future tense, or the
use of forward-looking” terminology, including terms such as
‘believes', ‘considers’, "'estimates’, ‘anticipates’, ‘expects’,
‘forecasts’, intends’, ‘continues’, ‘'due’, ‘potential’, "possible’,
‘plans’, ‘seeks’, projects’, ‘budget’, ‘goal’, 'guidance’, ‘trends’,
‘future’, ‘'outlook’, 'schedule’, target’, 'aim’, ‘'may’, likely ta’,
‘will’, ‘'would’, ‘could’, 'should” or stmilar expressions or in each
case their negative or other variations or comparable
terminolagy By their nature, forward-looking statements
involve inherent known and unknown risks, assumptions and
uncertainties because they relate to future events and
arcumstances and depend on circumstances which may or may
not occur and may be beyond our ability to control, predict or
estimate. Forward-looking statements should be regarded with
caution as actual outcomes or results, or plans or objectives,
may differ matenally from those expressed in orimplied by such
statements. Recipients should not place reliance on, and are
cautioned about relying on, any forward-looking statements.

Important factors that could cause actual results (including the
payment of dividends), performance or achievements of British
Land to differ materially from any outcomes or results
expressed or implied by such forward -looking statements
include, among other things: (a) general business and political,
social and economic conditions globally, [b] the consequences of
the referendum on Britain leaving the EU, [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, [(f] changes in
government and other regulation including in relation to the
environment, health and safety and taxation [in particular, in
respect of British Land's status as a Real Estate Investment
Trust], [g) inflation and consumer confidence, {h] labour
relations and work stoppages, (1) natural disasters and adverse
weather conditians, {}) terrorism and acts of war, k) Bntish
tand's overall business strategy, risk appetite and investment
choices inits portfolic management, [} legal or other
proceedings aganst or affecting British Land, {m) reliable and
secure IT infrastructure, [n] changes in occupier demand and
tenant default, (o] changes i financial and equity markets
including interest and exchange rate fluctuations, (pl changes in
accounting practices and the interpretation af accounting standards,
lq) the availability and cost of finance and [r] the consequences
of the Covid-19 pandemic. The Company’s principal risks are
described in greater detail in the section of this Annual Report
headed "Effective Risk Management™ on pages 78 to 81
linclusivel Forward-looking statements in this Annual Report,
or the Briish Land website or made subsequently, which are
attributable to British Land or persens acting on its behalf,
should therefore be construed in Light of all such factors.

Information contained in this Annual Report relating to British
Land or 1ts share price or the yield onits shares are not
guarantees of, and should not be relied upon as an indicator of,
future perfermance, and nothing in this Annual Repart 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 necessanly match or exceed
the historical or published earmings of British Land. Any
forward-looking statements made by ar 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 15 given in relation to them (whether by
British Land or any of its associates, Directors, officers,
ermployees or advisers), including as to their completeness,
accuracy, fairness, reliability, the basis on which they were
prepared, or their achievement ar reasonableness.

Other than in accardance with our legal and requlatory
obligations (including under the UK Financial Conduct
Authority's Listing Rules, Disclosure Guidance and
Transparency Rules, the EU Market Abuse Regulation, and the
requirements of the Financial Conduct Authority and the London
Stock Exchange], British Land does nat intend or undertake any
obligation to update or revise publicly forward-loaking
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-
locking statements are affected as a result]. This document
shall not, under any circumstances, create any implication that
there has been no change in the busmness or affairs of British
Land since the date of this document or that the information
contained herein 1s correct as at any time subseyuent to

this date

Nathing i this document shall constitute, in any junisdiction,

an offer or solicitation to sell or purchase any securities or other
financial instruments, nor shall it constitute a recommendation,
nvitation or inducement, or advice, In respect of any securities
or other financial instruments or any other matter

The Annual Report has been prepared for, and only for, the
members of British Land, as a body, and no other persons.
British Land, 1ts Directors, officers, employees or advisers do
not accept or assume responsibility to any other person to who
this document 1s shown or into whose hands it may come, and
any such responsibility or liability 1s expressly disclaimed
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